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1.0 SUMMARY 

1.1 INTRODUCTION 

In accordance with the California Environmental Quality Act (CEQA), specifically, CEQA Guidelines Sections 

15088, 15089, and 15132, the City of South Pasadena (City) as Lead Agency has prepared this Final 

Environmental Impact Report (EIR) for the proposed Mission Bell Mixed-Use Project (proposed Project or 

Project). This document, along with the Draft EIR (incorporated by reference), make up the Final EIR as 

defined in CEQA Guidelines, Section 15132, which states:  

The Final EIR shall consist of:  

a) The Draft EIR or a revision of the Draft.  

b) Comments and recommendations received on the Draft EIR either verbatim or in summary. 

c) A list of persons, organizations, and public agencies commenting on the Draft EIR.  

d) The responses of the Lead Agency to significant environmental points raised in the review and 

consultation process.  

e) Any other information added by the Lead Agency.  

The Final EIR is organized in the following sections: 

• Section 1 – Summary: This Section is intended to provide a summary of the CEQA requirements, 
including Project Location, Setting and Description information, Alternatives to the Project, Areas of 
Controversy, Issues to be Resolved and a Summary of the Project Impacts and Mitigation Measures.  

• Section 2 – Corrections to the Draft EIR: This Section indicates corrections and revisions to the Draft 
EIR that was circulated publicly.  

• Section 3 – Comments and Responses: This Section includes all comments received on the Draft EIR 
during the document’s 30-day public review period, which began on July 29, 2019 and was completed 
on August 27, 2019. A list of public agencies, organizations, and individuals who submitted comments 
on the Draft EIR is provided. Responses to comments received on the Draft EIR have been prepared 
and are included in this Section of this Final EIR.  

• Section 4 – Mitigation Monitoring and Reporting Program: This Section includes a list of all mitigation 
measures for the project and identifies the timing associated with, and entity responsible for, 
implementing each mitigation measure in a table format. Space is provided within the table for 
tracking mitigation implementation and effectiveness. 
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1.2  USES OF THE FINAL EIR 

The Final EIR allows the decision makers, and the public, the opportunity to review comments on the Draft 

EIR and responses to those comments, as well as any revisions to the Draft EIR and other components, 

such as the Mitigation Monitoring and Reporting Program, prior to approval of the project.  

After completing the Final EIR, and before approving the project, the Lead Agency must make the 

following three certifications as required by Section 15090 of the CEQA Guidelines:   

• That the Final EIR has been completed in compliance with CEQA;  

• That the Final EIR was presented to the decision-making body of the Lead Agency, and that the 
decision-making body reviewed and considered the information contained in the Final EIR prior to 
approving the project; and  

• That the Final EIR reflects the Lead Agency’s independent judgment and analysis.  

1.3 PROJECT LOCATION AND SETTING 

The Project site is located along Mission Street, a major City corridor developed with residential, 

commercial, mixed use, and public/quasi-public uses. The Project site is identified by two parcels, 

Assessor’s Parcel Numbers (APNs) 5315-008-045 and 5315-008-043.The Project site is zoned MSSP Core 

Area District A, which is intended to be a pedestrian-orientated shopping street with continuous 

storefronts along the sidewalks, with housing and offices located above and, in some cases, behind the 

storefronts. 

The Project site is located within the central portion of the City, approximately 0.24 miles south of State 

Route 110 (SR 110). The City is located within the central portion of the County of Los Angeles and is 

bordered by the City of Pasadena to the north; the City of Los Angeles to the west; the City of Alhambra 

to the south; and the City of San Marino to the east. Vehicular access to the Project site is provided by 

Mission Street to the north, and Fairview Avenue to the west.  

The Project site is approximately 762 feet east of a stop on the Los Angeles County Metropolitan Authority 

(Metro) Gold Rail Line. The Project area is also served by Metro’s 176 and 260 bus lines, with stops located 

at Mission Street and Fremont Avenue and Mission Street and Fair Oaks Avenue, respectively.  

Surrounding land uses include one- and two-story commercial buildings along Mission Street, many of 

which are historic, ground-floor storefronts and dining patios facing the sidewalk: Le Car, a one-story 

foreign and domestic auto dealer and a one-story Chamber of Commerce building with commercial retail 

shops are to the east of the Project site; one- and two-story commercial buildings are located across 

Mission Street directly north of the Project site, Collins Collins Muir + Stewart LLC, a two-story law firm is 
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located to the south of the Project site; and the one story South Pasadena Unified School District and 

parking lot is located to the west of the Project site.  

1.4  PROJECT OBJECTIVES 

The underlying purpose of the Project is to redevelop the site with residential and commercial uses and 

achieve the following objectives:  

• Maximize the development potential for the Project site based on the parameters of the Mission 
Street Specific Plan. 

• Implement the Mission Street Specific Plan (MSSP) objectives for the Project site as follows: 

a) Preserve, renovate, and reuse the historic building located at 1115 Mission Street through 

rehabilitation of the building for new uses.  

b) Contribute to the development of the MSSP Core Area as a pedestrian oriented retail commercial 

area to include restaurants and specialty retail uses at the ground level and residential uses above. 

c) Provide parking adequate to serve new uses and existing commercial services.  

• Create compelling public and private open space with drought resistant landscaping, well-lit and open 
storefronts, and outdoor seating. 

• Contribute to meeting the City’s Regional Housing Needs Assessment (RHNA) goals through the 
construction of 36 new above moderate-income housing units. 

1.5  PROJECT CHARACTERISTICS 

The Project Applicant, Mission Bell Properties LLC (the “Applicant”) is proposing to construct a three-story 

mixed used building at 1101-1107 Mission Street, rehabilitate the existing historic building at 1115 Mission 

Street, construct a new two-story residential building behind 1115 Mission Street, and construct two levels 

of subterranean parking, (the proposed Project or Project) beneath the entire Project site. The Project 

requires approval by the City of discretionary approvals including a Conditional Use Permit, Design Review 

Permit, Certificate of Appropriateness, a Vesting Tentative Parcel Map; and a Variance. 

The Project site currently consists of three buildings, the Project proposes demolition of two of the three 

existing buildings located at 1101-1107 Mission Street and construction of a new three story commercial 

and residential building on the site. The Project also proposes to retain and rehabilitate the two-story 

portion of 1115 Mission Street commercial and residential use, remove two-thirds of the existing one-

story warehouse at the back of the building and replace it with a new two-story multifamily residential 

building on the parcel. The Proposed Project would consist of 7,394 square feet of commercial space along 
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the Mission Street and Fairview Avenue frontages and 36 residential units on the upper levels and in the 

interior of the site. The proposed Project would be no more than 40 feet in height. 

Parking would be provided in two subterranean levels with a total of 109 parking spaces. Primary 

pedestrian access to the Project site would be provided along Mission Street facing the commercial/retail 

area. Some street parking is available along Mission Street. Access to the subterranean parking structure 

would be provided along Fairview Avenue. The residential buildings would consist of a total of 36 units 

within approximately 33,281 square feet of area. Residential common areas comprise 4,395 square feet. 

The residencies would be comprised of 24 one-bedroom units and 12 two-bedroom units. The ground 

floor will feature 9 units, public and private common areas, a gym, restaurant, and a dining area. The 

second-floor features 14 units, and the third floor contains 13 units. 

Various sustainable building design and energy conservation components would be considered in the 

design, construction, and operation of the proposed Project facilities to meet or exceed the 2017 California 

Title 24 requirements. Additionally, the Project would comply with the 2017 California Green Building 

Code. The proposed Project provides for high-performance building design and adds energy conservation 

measures and alternates to meet a higher goal to enhance the residents experience and reduce the annual 

utility costs for the reconstructed Project site. The proposed Project includes landscaping and other 

outdoor improvements in connection with the development of the Project site. Drought-tolerant and 

ornamental landscaping with high-efficiency irrigation features would be placed throughout the Project 

site to provide shading opportunities and erosion control.  

Construction would take approximately 27 months and would occur through a phased process of 

demolition, excavation and grading, and building construction. Construction would begin in 2020 and is 

expected to complete by mid-2022.  

1.6  ALTERNATIVES TO THE PROJECT 

CEQA requires that an EIR describe a range of reasonable alternatives to a proposed Project that could 

feasibly avoid or lessen any significant environmental impacts, while attaining the basic objectives of the 

Project. No significant and unavoidable impacts were identified for the proposed Project; all potentially 

significant impacts could be mitigated to a less than significant level. The proposed Project incorporated 

one noise mitigation measure to ensure the construction noise impacts would be kept to a less than 

significant level. However, the Draft EIR did consider two additional alternatives, the No Project 

Alternative, in which the Project would not occur, and a Reduced Density Project Alternative, that would 

result in a smaller new structure. While the No Project Alternative would avoid the impacts of the Project 

on the environment, it would also not achieve any of the Project’s objectives. The Reduced Density 

Alternative would reduce the level of development and would therefore result in reduced construction 
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noise impacts as compared to the Project, though construction noise would still be significant and 

comparable mitigation measures as the Project would be implemented. Furthermore, a Reduced Density 

Alternative would not satisfy the Project objectives as fully as the Project. 

1.9  SUMMARY OF PROJECT IMPACTS 

A summary of the environmental impacts associated with implementation of the Project, mitigation 

measures included to avoid or lessen the severity of potentially significant impacts, and residual impacts, 

is provided in Table 1.0-1: Summary of Project Impacts, Mitigation Measures, and Residual Impacts.  
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Table 1.0-1 
Summary of Project impacts, Mitigation Measures, and Residual Impacts 

Significance Threshold and Project Impacts Mitigation Measures Residual Impacts 

Air Quality 

Threshold 4.1-1: Would the project conflict with implementation of the applicable air quality plan? 
The 2016 Air Quality Management Plan (AQMP) was prepared to accommodate 
growth, reduce the high levels of pollutants within the areas under the South 
Coast Air Quality Management District’s (SCAQMD’s) jurisdiction, return clean 
air to the region, and minimize the impact on the economy. Projects that are 
consistent with the Southern California Association of Government (SCAG) 
growth projections are considered to be consistent with the AQMP. The Project 
would be consistent with the SCAG growth projections, the City’s General Plan 
build out projections and the land use and zoning designations of the Project 
site. As such, the Project would not conflict with implementation of the AQMP, 
and impacts would be less than significant. 

No mitigation required Less than significant 

Threshold 4.1-2: Would the project violate any air quality standard or contribute substantially to an existing or projected air quality violation? 
Construction  
The estimated maximum daily emissions for the Project during construction are 
based on the expected location, size, and development of the Project. 
Construction activities associated with the development of the Project would 
not exceed regional Carbon monoxide (CO), volatile organic compounds (VOCs), 
nitrogen oxides (NOx), sulfur oxides (SOx), coarse inhalable particulate matter 
(PM10), or fine inhalable particulate matter (PM2.5) concentration thresholds. 
Accordingly, emissions generated during construction of the Project would result 
in less than significant impacts. 

Operation 
The level of operational emissions estimated per dwelling unit is affected by the 
age of the units and the assumed features incorporated into the buildings. The 
existing units are older and do not include current efficient features or systems, 
whereas the new building would comply with current code standards. As 
compared to the SCAQMD-established operational significance thresholds, air 
quality impacts during operation of the Project would be less than significant. 

No mitigation required Less than significant 
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Significance Threshold and Project Impacts Mitigation Measures Residual Impacts 

Threshold 4.1-3: Expose sensitive receptors to substantial pollutant concentrations. 
Localized Significance Threshold Analysis 
The construction and operation emissions analysis for the Project assumes the 
maximum area that would be disturbed during construction on any given day 
during Project buildout, and that operational emissions estimates reflect the net 
difference between the existing operational emissions generated by uses that 
would be removed from the Project site. This analysis estimates that Project-
related construction and operational emissions would not exceed the localized 
significance thresholds for the nearest sensitive receptors. Accordingly, impacts 
would be less than significant. 

No mitigation required Less than significant 

Threshold 4.1-4: Create objectionable odors affecting a substantial number of people. 
Construction During the Project’s construction phase, activities associated with 
the operation of construction equipment, the application of asphalt, the 
application of architectural coatings and other interior and exterior finishes, and 
roofing may produce discernible odors typical of most construction sites. 
SCAQMD Rule 1113 limits the amount of VOCs in architectural coatings and 
solvents to further reduce the potential for odiferous emissions. Although these 
odors could be a source of nuisance to adjacent uses, they would be temporary 
and intermittent in nature, and would not affect a substantial number of people. 
As construction-related emissions dissipate away from the construction area, 
the odors associated with these emissions would also decrease and would be 
quickly diluted. Accordingly, impacts would be less than significant. 

Operation 
Land uses associated with the Project operation are not expected to be a source 
of persistent odors, and adjacent land uses are such that the Project would not 
be subjected to substantial sources of objectionable odors from any surrounding 
land use. Any unforeseen odors generated by the Project will be controlled in 
accordance with SCAQMD Rule 402 (Nuisance) which would subject any 
offending facility to possible fines and/or operational limitations in an approved 
odor control or odor abatement plan. Consequently, no significant impacts from 
odors are anticipated. 

No mitigation required Less than significant 
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Significance Threshold and Project Impacts Mitigation Measures Residual Impacts 

Cumulative Impacts 

SCAQMD’s has indicated that the project-based emissions thresholds be used to 
determine if a project’s contribution to regional cumulative emissions is 
cumulatively considerable. Construction and operation of the Project would 
result in daily emissions that fall below the thresholds of significance 
recommended by SCAQMD. Therefore, the contribution of these emissions to 
the air quality within the Air Basin is not considered to be cumulatively 
considerable, and thus cumulative impacts of the Project would be less than 
significant. 

No mitigation required Less than significant 

Cultural Resources 

Threshold 4.2-1:  Cause a substantial adverse change in the significance of a historic resources pursuant to §15064.5?  

The Project would demolish two-thirds of the warehouse portion of the property 
1115 Mission Street and retain the two-story commercial and residential portion 
and one-third of the warehouse portion of the building. The proposed Project 
changes affect the appearance of the building facade and the footprint and 
massing of the building. The primary façade adjacent to Mission Street will have 
the nonoriginal first and second-story windows replaced with period-
appropriate style windows. Three windows will be added to the first story of the 
west façade. A solid door, replacing a window, will be added to the east façade. 
The south façade would be altered with the removal of the existing shed 
structure and the construction of the new residential building. 
The Project would rehabilitate the portion of the building fronting Mission Street 
for adaptive reuse as a two-story commercial and residential building and 
construct a new two-story residential building located to the rear of the retained 
portion of 1115 Mission Street. The proposed renovation for the 1115 Mission 
Street building would be consistent with the Secretary of the Interior’s Standards 
for Rehabilitation. The Project would also demolish the two existing buildings 
located at 1101 and 1107 Mission Street and construct a new three story 
commercial and residential building on the site. Accordingly, impacts would be 
less than significant. 
Additionally, a condition of approval has been included as part of the Project 
requiring building plan check plans to be reviewed by the City’s Cultural Heritage 
Commission prior to issuance of permits. The additional review will ensure 

No mitigation required Less than significant 
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Significance Threshold and Project Impacts Mitigation Measures Residual Impacts 
construction drawings are consistent with the Secretary of the Interior’s 
Standard for Rehabilitation.  

Threshold 4.2-2:  Cause a substantial adverse change in the significance of an archaeological resource pursuant to §15064.5? 

The proposed Project area has been heavily disturbed by past development and 
related construction activities. However, the potential exists for unknown 
archaeological resources to be inadvertently unearthed during earthmoving 
activities associated with the demolition of the existing residential buildings on 
the site. The demolition of these buildings would facilitate the future 
development of commercial and multifamily mixed-use buildings. During any 
future construction, if subsurface artifacts are unearthed, the Applicant is 
required to comply with California Public Resources Code (PRC) Section 21083.2, 
which specifies the protocol to be followed should cultural resources be 
discovered during excavation, grading, or construction activities. Should that 
process determine that any artifacts found are tribal in origin, ground-
disturbance activity shall cease, and the City shall notify the tribes known to be 
affiliated with the Project area to initiate development of a tribal cultural 
resource (TCR) monitoring plan. With compliance with these procedures, 
impacts would be less than significant. 

No mitigation required Less than significant 

Threshold 4.2-3:  Disturb any human remains, including those interred outside of formal cemeteries? 

While no formal cemeteries, other places of human internment, or burial 
grounds or sites are known to occur within the Project area, there is always a 
possibility that human remains can be encountered during ground-disturbing 
activities. Construction of the proposed Project would adhere to California 
Health and Safety Code Section 7050.5, which states that if human remains are 
encountered, no further disturbance shall occur until the Los Angeles County 
Coroner has made a determination of origin and disposition pursuant to PRC 
Section 5097.98. The Los Angeles County Coroner must be notified of the find 
immediately. If the human remains are determined to be prehistoric, the 
Coroner will notify the NAHC, which will notify who the NAHC determines to 
be a Most Likely Descendant (MLD). The MLD shall complete the inspection of 
the site within 48 hours of notification and may recommend scientific removal 
and nondestructive analysis of human remains and items associated with Native 

No mitigation required Less than significant 
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Significance Threshold and Project Impacts Mitigation Measures Residual Impacts 
American burials. With adherence to these regulatory requirements, impacts 
would be less than significant. 

Cumulative Impacts 

The proposed Project, in combination with cumulative development, could 
contribute to the disturbance of land, which could potentially contain 
archaeological and paleontological resources. Determinations regarding the 
significance of impacts of the related projects on archaeological and 
paleontological resources would be made on a case-by-case basis and, if 
necessary, the applicants of the related projects would be required to adhere to 
applicable with federal, State, and local requirements and/or implement 
appropriate mitigation measures. The proposed Project’s potential impacts to 
archaeological and paleontological resources would be less than significant with 
adherence to regulatory requirements and implementation of the 
recommended mitigation measures. Therefore, the proposed Project would not 
contribute to any potential cumulative impacts on archaeological and 
paleontological resources. Impacts would not be cumulatively considerable. 

No mitigation required Less than significant 

Energy 

Threshold 4.3-1: Would the project conflict with or obstruct a State or local plan for renewable energy or energy efficiency? 
Construction 
Construction of the proposed Project would consume energy from off-road 
construction equipment and on-road vehicular travel from vendor trucks, haul 
trucks, and construction employee commuting. Additionally, electricity would be 
required to deliver water to the Project site for dust control. During operation, 
energy would be consumed by vehicles arriving at and departing from the 
commercial and residential uses. Natural gas would be used for cooking, space 
heating, and for other equipment, such as dryers and ovens. Electricity would be 
used to power the building, including heating, ventilating, and air conditioning 
(HVAC) equipment, lights, and appliances; to supply water to the Project site; 
and to deliver wastewater for treatment. A total of 56,487 gallons of diesel fuel, 
19,412 gallons of gasoline fuel, and 5,005.6 kWh of electricity would be 
consumed during construction. When compared to the worldwide oil supply in 
2023 (buildout) and the SCE’s 2023 estimated power demand, the oil and 
electricity usage during construction would be minimal. Impacts from 
construction would be less than significant. 

No mitigation required Less than significant 
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Significance Threshold and Project Impacts Mitigation Measures Residual Impacts 
Operation 
During operation of the proposed Project, energy would be consumed for a 
variety of purposes, including electricity consumption for lighting, appliances, 
HVAC equipment, water supply and delivery, and other commercial operations; 
natural gas consumption for cooking; and transportation fuel consumption from 
motor vehicles driving to and from the site. 
 
Operation of the proposed Project would result in a permanent increase in 
electricity and natural gas consumption, 359,847 kWh per year and 71,827 
thousand British Thermal Units (kBTU) per year respectively. Additionally, the 
proposed Project would result in a permanent increase in annual consumption 
of diesel and gasoline, 4,236 and 10,926 gallons, respectively. When compared 
to the projected Statewide natural gas supply through 2035, SCE’s 2023 
estimated power demand, and projected global oil supply through 2040, the 
proposed Project’s energy usage during operation would be minimal. The 
buildings would be constructed in compliance with CALGreen requirements, and 
they would include the sustainability components for building design and energy 
conservation mentioned above to minimize induced demand. By meeting these 
requirements, the proposed Project would not conflict with an adopted energy 
conservation plan. Impacts would be less than significant. 

Threshold 4.2-2:  Result in potentially significant environmental impact due to wasteful inefficient, or unnecessary consumption or energy 
resources, during project construction or operation? 

Electricity 

The proposed Project would use a net increase of 359,847 kWh per year of 
electricity, which is approximately 0.0004 percent of the 2027 forecasted 
demand. As mentioned previously, the buildings would be constructed in 
compliance with CALGreen requirements, and they would include the 
sustainability components for building design and energy conservation 
mentioned above to minimize energy consumption, including electricity. By 
meeting these requirements, the proposed Project’s incremental percentage 
increase of electricity consumption compared to existing conditions would not 
constitute wasteful, inefficient, or unnecessary consumption of energy 
resources. Impacts would be less than significant. 

 

No mitigation required Less than significant 
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Significance Threshold and Project Impacts Mitigation Measures Residual Impacts 
Natural Gas 
The proposed Project would use approximately a net increase of 70,419 cf per 
year of natural gas, which is approximately 0.0001 percent of the 2025 
forecasted demand. As mentioned previously, the buildings would be 
constructed in compliance with CALGreen requirements, and they would include 
the sustainability components for building design and energy conservation 
mentioned above to minimize energy consumption. By meeting these 
requirements, the proposed Project’s incremental percentage increase of 
natural gas consumption compared to existing conditions would not constitute 
wasteful, inefficient, or unnecessary consumption of energy resources. Impacts 
would be less than significant. 

Transportation Energy 
The Project would consume a total of 11,843 gallons of gasoline and 48,884 
gallons of diesel per year, or a total of 60,728 gallons of petroleum-based fuels 
per year. The proposed Project would result in a net increase of 19,106 gallons 
per year of petroleum-based fuels per year, which is an increase of 
approximately 31 percent over the existing site demand. However, this increase 
would be less than approximately 0.00001 percent of Statewide fuel 
consumption estimates, and ample supplies are projected through 2040. 
As mentioned previously, the proposed Project would be constructed in 
compliance with CALGreen requirements, and would include the sustainability 
components for alternative transportation methods mentioned above to 
minimize petroleum-based fuel consumption. With these provisions, the 
proposed Project’s incremental total increase of petroleum-based fuel 
consumption would not constitute wasteful, inefficient, or unnecessary 
consumption of energy resources. Impacts would be less than significant. 

Cumulative Impacts 
Electricity 
Buildout of the proposed Project and additional forecasted growth in the City, 
including the two cumulative projects (820 Mission Street and South Pasadena 
Downtown Revitalization Project), would increase electricity consumption 
within the SCE service area. As such, there would be a cumulative increase in the 
demand for electricity. The SCE estimates that approximately 124,287 GWh per 
year of electricity would be consumed within the area by 2027. The proposed 
Project would account for less than 0.001 percent of the forecasted demand in 

No mitigation required Less than significant 
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Significance Threshold and Project Impacts Mitigation Measures Residual Impacts 
SCE’s planning area within this period. Although future development would 
result in the irreversible use of both renewable and nonrenewable electricity 
resources during Project construction and operation, the use of such resources 
would be consistent with growth expectations for SCE’s service area. 
Furthermore, as with the proposed Project, all new projects would be required to 
comply with CALGreen building standards. As previously stated, SCE has 
adequate electricity supply capability to meet the needs of its future customers. 

Electricity infrastructure is typically expanded in response to increasing demand, 
and system expansion and improvements by SCE are ongoing. As described 
above, SCE would continue to expand delivery capacity as needed to meet 
demand increases within its service area. Development projects within the SCE 
service area would also be anticipated to incorporate site-specific infrastructure 
improvements, as necessary. Impacts with respect to electricity infrastructure 
would be not be cumulatively considerable.  

Natural Gas 
Buildout of the proposed Project and additional forecasted growth in the region, 
including the two related projects (820 Mission Street and South Pasadena 
Downtown Revitalization Project), would increase natural gas consumption 
within the SoCalGas service area. As such, there would be a cumulative increase 
in the demand for natural gas. SoCalGas estimates that 2,456 MMcf per day of 
natural gas would be consumed in Southern California in 2025.1,2 The proposed 
Project would account for less than 0.0001 percent of the forecasted demand 
within SoCalGas’s planning area during this period. Although a permanent 
increase in natural gas consumption would occur, all future projects would be 
built with energy conservation features, as required by the CALGreen building 
code. As such, there would be a net decrease in natural gas consumption. As 
previously stated, future supplies of natural gas are anticipated to be adequate 
to meet projected future demand. 

Natural gas infrastructure is typically expanded in response to increasing 
demand, and system expansion and improvements by SoCalGas occur as 
needed. It is expected that SoCalGas would continue to expand delivery capacity 

 
1  California Gas and Electric Utilities, 2016 California Gas Report. 
2  Because the 2016 California Gas Report does not contain specific information for the proposed Project’s operational year of 2023, the following year listed, 2025, was used 

as a conservative analysis. 
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Significance Threshold and Project Impacts Mitigation Measures Residual Impacts 
if necessary to meet demand increases within its service area. Development 
projects within its service area would also be anticipated to incorporate site-
specific infrastructure improvement, as appropriate.  

Impacts with respect to natural gas infrastructure would not cumulatively 
considerable. 

Transportation Energy 
Buildout of the proposed Project and additional forecasted growth in the City, 
including the two cumulative projects (820 Mission Street and South Pasadena 
Downtown Revitalization Project), would increase demand for transportation 
fuels. As described above, California consumed 651,133,000 barrels 
(27,347,586,000 gallons, or 42 gallons per barrel) of petroleum for 
transportation in 2015. 

As discussed previously, the proposed Project’s anticipated annual increase in 
petroleum-based fuel consumption would be less than approximately 0.00001 
percent of Statewide fuel consumption estimates. Although a permanent 
increase in petroleum-based fuel consumption would occur, all future projects 
would be built with energy conservation features, as required by the CALGreen 
building code, which include measures for means of alternative transportation, 
including the provision of EV parking infrastructure. Further, several regulatory 
measures in California are expected to decrease transportation fuel usage in the 
future, which would reduce future demand for gasoline. In the long term, 
adequate supplies are anticipated well beyond the proposed Project buildout 
date. Although there would be a cumulative increase in the consumption of 
petroleum-based fuels, future supplies would be adequate to meet projected 
demand as noted above.  

Impacts from mobile sources would not be cumulatively considerable. 

Land Use 

Threshold 4.4-1: Would the project physically divide an established community? 
The Project would be developed within the boundaries of the existing lot. No 
rights-of-way or other connections between other properties would be 
obstructed or altered. No existing uses would be separated or disrupted by the 
Project. As such, impacts on establish communities would be less than 
significant.  

No mitigation required Less than significant 
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Significance Threshold and Project Impacts Mitigation Measures Residual Impacts 

Threshold 4.4-2: Would the project conflict with an applicable land use plan, policy, or regulation of an agency with jurisdiction over the project 
adopted for the purpose of avoiding or mitigating an environmental effect? 

The Project as proposed would be consistent with the overall intent of the City’s 
General Plan, including the policies specific to the Mission Street Specific Plan. 
Likewise, the proposed project is consistent with the Mission Street Specific Plan 
which provides zoning regulations for the Project. The Project is also aligned with 
the growth policies envisioned by SCAG. As such, the proposed Project would 
not conflict with applicable land use plans, policies, or regulations. Impacts 
would be less than significant. 

No mitigation required Less than significant 

Cumulative Impacts 

The proposed Project, in combination with the related projects (820 Mission 
Street and South Pasadena Downtown Revitalization Project), would increase 
development in the City. The related projects would be reviewed for consistency 
with the City’s General Plan and Zoning Ordinance and would be required as 
individual projects to comply with CEQA. The Project and the related projects 
primarily reflect infill development consisting of retail, restaurant, office, and 
residential uses that would implement the growth and development forecasts 
of the City’s General Plan. As such land use impacts would not be cumulatively 
considerable. 

No mitigation required Less than significant 

Noise 

Threshold 4.5-1: Would the project expose persons to noise levels in excess of standards established in the local General Plan or noise ordinance, 
or applicable standards of other agencies? 

Construction  
The proposed Project would be constructed using typical construction 
techniques; no blasting, impact pile driving, or jackhammers would be required. 
As would be the case for construction of most land use development projects, 
construction of the proposed Project would require the use of heavy-duty 
equipment with the potential to generate audible noise above the ambient 
background noise level. 

Implementation of mitigation measure MM NOI-1 would include noise 
reduction techniques as outlined in a construction management plan specifying 
that all construction equipment, fixed or mobile, be equipped with properly 
operating and maintained mufflers and other State-required noise-attenuation 

MM NOI-1:  Implementation of mitigation 
measure MM NOI-1 would include noise reduction 
techniques which include submittal of a construction 
management plan for approval by the City specifying 
that all construction equipment, fixed or mobile, be 
equipped with properly operating and maintained 
mufflers and other State-required noise-attenuation 
devices; identifying the maximum distance between 
construction equipment staging areas and occupied 
residential areas; and requiring the use of electric air 
compressors and similar power tools. Temporary 
noise barriers can reduce noise level at a minimum of 

Less than significant 
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Significance Threshold and Project Impacts Mitigation Measures Residual Impacts 
devices; that the maximum distance between construction equipment staging 
areas and occupied residential areas be identified; and that the use of electric 
air compressors and similar power tools be required. Temporary noise barriers 
can reduce noise level at a minimum of 10 dBA, depending on the performance 
standard of achieving noise-level reductions. Optimal muffler systems for all 
equipment and the break in line of sight to a sensitive receptor would reduce 
construction noise levels by approximately 10 dB or more. Limiting the number 
of noise-generating, heavy-duty off-road construction equipment (e.g., 
backhoes, dozers, excavators, loaders, rollers, etc.) simultaneously used on the 
Project site within 50 feet of off-site noise-sensitive receptors surrounding the 
site to no more than one or two pieces of heavy-duty, off-road equipment would 
further reduce construction noise levels by approximately 10 dBA. 

A sign, legible at a distance of 50 feet, shall be posted at the Project construction 
site providing a contact name and a telephone number where residents can 
inquire about the construction process and register complaints. This sign shall 
indicate the dates and duration of construction activities. In conjunction with 
this required posting, a noise disturbance coordinator shall be identified to 
address construction noise concerns received. The contact name and the 
telephone number for the noise disturbance coordinator shall be posted on the 
sign. The coordinator shall be responsible for responding to any local complaints 
about construction noise and shall notify the City to determine the cause and 
implement reasonable measures to the complaint, as deemed acceptable by the 
City. With implementation of MM NOI-1, construction noise levels would be 
reduced by a minimum 30 dBA, thus would not increase ambient noise levels by 
3 dBA or noise in excess of 65 dBA in sensitive areas. Therefore, impacts would 
be considered less than significant with mitigation incorporated.  

10 dBA, depending on the performance standard of 
achieving noise-level reductions. Optimal muffler 
systems for all equipment and the break in line of 
sight to a sensitive receptor would reduce 
construction noise levels by approximately 10 dB or 
more.3 Limiting the number of noise-generating, 
heavy-duty off-road construction equipment (e.g., 
backhoes, dozers, excavators, loaders, rollers, etc.) 
simultaneously used on the Project site within 50 feet 
of off-site noise-sensitive receptors surrounding the 
site to no more than one or two pieces of heavy-duty, 
off-road equipment would further reduce 
construction noise levels by approximately 10 dBA. A 
sign, legible at a distance of 50 feet, shall be posted 
at the Project construction site providing a contact 
name and a telephone number where residents can 
inquire about the construction process and register 
complaints. This sign shall indicate the dates and 
duration of construction activities. In conjunction 
with this required posting, a noise disturbance 
coordinator shall be identified to address 
construction noise concerns received. The contact 
name and the telephone number for the noise 
disturbance coordinator shall be posted on the sign. 
The coordinator shall be responsible for responding 
to any local complaints about construction noise and 
shall notify the City to determine the cause and 
implement reasonable measures to the complaint, as 
deemed acceptable by the City.  

Threshold 4.5-2: Exposure of persons to excessive groundborne vibration or groundborne noise levels? 
Air compressors are capable of producing approximately 0.193 ips PPV at 15 feet 
and would not generate vibration levels in excess of 0.5 ips PPV. As such, the 
multifamily residential units surrounding the Project site with regard to 
construction vibration activities would not be affected as a result of attenuation 

No mitigation required Less than significant 
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Significance Threshold and Project Impacts Mitigation Measures Residual Impacts 
of ground-borne vibration. Furthermore, construction activities would be 
restricted to daytime hours, when people are the least sensitive to vibration 
instructions. As such, impacts would be less than significant. 

Threshold 4.5-3: For a project located within the vicinity of a private airstrip or an airport land use plan or, where such a plan has not been 
adopted, within two miles of a public airport or public use airport, would the project expose people residing or working in the 
project area to excessive noise levels? 

The Project site is located in South Pasadena. The nearest airport to the Project 
Site is San Gabriel Airport, located approximately 7.3 miles to the east of the 
Project site, and it is not within range of any airport land use plan. As such, there 
would be no impact.  

No mitigation required No impact 

Cumulative Impacts 

Noise, by definition, is a localized phenomenon and drastically reduces as 
distance from the source increases. As a result, only related projects and growth 
in the general area of the Project site would contribute to cumulative noise 
impacts. Cumulative construction noise impacts have the potential to occur 
when multiple construction projects in the local area generate noise within the 
same time frame and contribute to the local ambient noise environment. It is 
expected that, as with the proposed Project, the related projects (820 Mission 
Street and South Pasadena Downtown Revitalization Project) would implement 
best management practices, which would minimize any noise related nuisances 
during construction. Therefore, the combined construction noise impacts of the 
related projects and the Project’s contribution would not cause a significant 
cumulative impact.  

No mitigation required Less than significant 
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2.0 CORRECTIONS TO THE DRAFT EIR 

The following text indicates revisions to the Draft EIR. Deletions to text of the Draft EIR are shown with 

strikethrough and additions to the text are shown with double underline. Portions of the Draft EIR text to 

remain are included to provide context for the corrections and additions. In addition, the Historical 

Resources Assessment and Impacts Analysis that was contained in Appendix C of the Draft EIR has been 

revised to eliminate errors and inconsistencies. The revised report is included as an Appendix to this 
document. 

The changes described in this section do not involve new significant environmental effects or a substantial 

increase in the severity of previously identified significant effects that could result from the Project. In 

accordance with CEQA Guidelines Section 15132 and 15088.5(b), these changes provide additional 

information to elaborate, clarify and supplement information presented in the Draft EIR. 

Section 2.0 Project Description 

Page 2.0-1 

PROJECT LOCATION  

The proposed Project is located on an approximately 31,113-square-foot site (Project site) within 

the City of South Pasadena (City). As shown in Figure 2.0-1: Regional Location Map, the Project 

site is within the central portion of the City, approximately 0.24 miles south of State Route 110 (SR 

110), 1.4 miles south of Interstate 210 (I-210), 1.81 miles northsouth of Interstate 710 (I-710), and 

2.17 miles south of California State Route 134 (SR-134). As shown in Figure 2.0-2: Project Site 

Location, the Project site is bounded by Mission Street to the north, Fairview Avenue to the 

westeast, El Centro Street to the south, and FremontFreemont Avenue to the eastwest. 

Page 2.0-5 

INTENDED USES OF THIS EIR AND PROJECT APPROVALS  

This EIR will serve as the CEQA compliance document for any necessary approvals related to the 

proposed Project components. The Project requires approval by the City of discretionary approvals 

including a Conditional Use Permit, Design Review Permit, Certificate of Appropriateness, and a 

Vesting Tentative Parcel Map and a Variance. 
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Section 4.2 Cultural Resources 

Page 4.2-5 & 4.2-6 

• Distinctive features, finishes, and construction techniques or examples of skilled craftsmanship which 
characterize an historic property shall be preserved.  

• Deteriorated historic features shall be repaired rather than replaced. Where the severity if 
deterioration requires replacement of a distinctive historic feature, the new feature shall match the 
old in design, color, texture, and other visual qualities, and where possible, materials. Replacement of 
missing features shall be substantiated by documentary, physical, or pictorial evidence.  

• Chemical or physical treatments, such as sandblasting, that cause damage to historic materials shall 
not be used. The surface cleaning of structures, if appropriate, shall be undertaken using the gentlest 
means possible.  

• Significant archaeological resources affected by a project shall be protected and preserved. If such 
resources must be disturbed, mitigation measures shall be undertaken.  

• New additions, exterior alterations, or related new construction shall not destroy historic materials 
that characterize the property. The new work shall be differentiated from the old and shall be 
compatible with the massing, size, scale, and architectural features to protect the historic integrity of 
the property and its environment.  

• New additions and adjacent or related new construction shall be undertaken in such a manner that if 
removed in the future, the essential form and integrity of the historic property and its environment 
would be unimpaired. 

Page 4.2-15 

The Project site is in the Los Angeles Basin: a broad, level plain defined by the Pacific Ocean to the 

west; the Santa Monica Mountains and Puente Hills to the north; and the Santa Ana Mountains 

and San Joaquin Hills to the south. This extensive alluvial wash basin is filled with Quaternary 

alluvial sediments. It is drained by several major watercourses, including the Los Angeles, Rio 

Hondo, San Gabriel, and Santa Ana Rivers. The Project site is within an urbanized setting at an 

elevation of approximately 68 feet above mean sea level. The Project site is located approximately 

0.81 miles east of the Port of Arroyo Seco and 6.08 miles south of the Angeles National Forest.  

Page 4.2-21 

1115 Mission Street was included in a list of historic structures in the 1996 Mission Street Specific 

Plan, in a 2003 reconnaissance-level City-wide historic survey, and in the 2015/16 City of South 

Pasadena Historic Resources Survey. In the 2003 survey the property was identified by the code 

6L which means it is as "Not Eligible for Local Listing” but “eligible for consideration in Local 
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Planning." In the 2015/2016 survey it was also identified as by the code 6L with the revised 

definition of “not eligible for local listing,” but “may warrant special consideration in local 

planning.” As such, the structure at 1115 Mission Street is not clearly a historic resource under 

CEQA, however the City has given the property special consideration in its planning efforts with 

its evaluation in this EIR, consistent with its identification code of 6L. 

Page 4.2-527 

The proposed Project area has been heavily disturbed by past development and related 

construction activities. However, the potential exists for unknown archaeological resources to be 

inadvertently unearthed during earthmoving activities associated with the demolition of the 

existing residential buildings on the site. The demolition of these buildings would facilitate the 

future development of commercial and multifamily mixed-use buildings. During any future 

construction, if subsurface artifacts are unearthed, the Applicant is required to comply with 

California Public Resources Code (PRC) Section 21083.2, which specifies the protocol to be 

followed should cultural resources be discovered during excavation, grading, or construction 

activities. Should that process determine that any artifacts found are tribal in origin, ground-

disturbance activity shall cease, and the City shall notify the tribes known to be affiliated with the 

Project area to initiate development of a tribal cultural resource (TCR) monitoring plan. With 

compliance with these procedures, impacts would be less than significant. 

Section 4.3 Energy 

Page 4.3-11 

The Project site consists of approximately 0.71 acres and includes the existing historic building, a 

commercial fitness center, and a restauranttwo restaurants, as shown in Figure 2.0-2: Project 

Location Map in Section 2.0: Project Description.  

Page 4.3-18 

During operation of the proposed Project, energy would be consumed for a variety of purposes, 

including electricity consumption for lighting, appliances, HVAC equipment, water supply and 

delivery, and other commercial operations; natural gas consumption for cooking, and science 

classes; and transportation fuel consumption from motor vehicles driving to and from the site. 
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6.0 Effects Found Not to be Significant 

Page 6.0-18 

The proposed Project would generate wastewater that would be conveyed via municipal sewage 

infrastructure to the Whitter Narrows Water Reclamation Plant (WRP) or the Los Coyotes WRP 

maintained by the City of Los Angeles Bureau of Sanitation to the Hyperion Treatment Plant (HTP), 

a public facility subject to the state’s wastewater treatment requirements. The proposed Project 

would generate wastewater similar to that generated by existing mixed-use buildings throughout 

the City. The proposed Project would be subject to the Water and Sewer Impact fee as detailed in 

the SPMC Chapter 16B. The purpose of the fee is to mitigate unfavorable impacts on the City’s 

water and sanitary sewer systems attributed to new development. 

Page 6.0-29 

Trip-generation estimates for the Proposed Project were calculated using the trip generation rates 

contained in Trip Generation, 9th Edition (Institute of Transportation Engineers, 

2012).17 Table 6.0-37-3: Trip Generation Estimates, summarizes the trip generation rates used to 

arrive at the Proposed Project’s trip generation estimates for the daily peak-hour periods. 

Page 6.0-30 

Table 6.0-3 

Trip Generation Estimates 

Proposed 
Project 
Subtotal 

39 
719 

44 
39 

83 
44 

39 
83 

29 
39 

68 
29 

719 
68 

 

Page 6.0-37 

Wastewater flows from the Project site would be conveyed to the Whitter Narrows Water 

Reclamation Plant (WRP) or the Los Coyotes WRP to the JWPCP through existing sewer lines. 

Wastewater flows that exceed the capacity of these WRPs would be diverted to and treated at the 

Joint Water Pollution Control Plant (JWPCP) in the City of Carson, all operated by the Sanitation 

Districts of Los Angeles County (LACSD). Operation of the proposed Project would result in an 

increase in the amount of wastewater generated on the Project site compared to the existing 

conditions. The LACSD has the capacity to serve the Project’s projected wastewater demand, in 

addition to the provider’s existing commitments. As such, impacts would be less than significant.  



 

 

3.0 COMMENTS AND RESPONSES TO COMMENTS 

3.1 BACKGROUND 

In accordance with CEQA Guidelines Section 15088, the City shall evaluate and respond to any comments 

received from persons who reviewed the Draft EIR. As stated in CEQA Guidelines Section 15088(c), 

responses shall particularly focus on any significant environmental issues raised. 

3.2 COMMENT LETTERS 

The City received a total six comment letters from State agencies, local agencies, environmental 

organizations, and the public, as listed in Table 3.0-1: Comment Letters. On the following pages each 

comment letter is provided with each comment with the letter indicated and numbered. Responses follow 

each letter with response numbered to correspond to the relevant comment.  

Table 3.0-1 
Comment Letters  

Letter 
No. Agency/Entity/Individual Name of Commenter Date of Comment 

State Agencies 

1 Governor’s Office of Planning and 
Research Scott Morgan, Director September 12, 

2019 

2 Department of Transportation Frances Duong, Acting IGR/CEQA 
Branch Chief August 20, 2019 

3 Southern California Regional Rail 
Authority 

Danielle Dirksen, Inter, on behalf 
of Ron Mathieu, Planning 

Manager II – Regional 
Coordination and Strategic 

Initiatives 

August 26, 2019 

4 Public Utilities Commission 
Jose Pereyra, Utilities Engineer, 
Rail Crossings and Engineering 

Branch, Rail Safety Division 

September 4, 
2019 

Local Agencies 

5 Sanitation Districts of Los Angeles 
County 

Adriana Raza, Customer Service 
Specialist, Facilities Planning 

Department 
August 28, 2019 

Other Organizations and Individuals 

6 Attorneys for Southwest Regional 
Council of Carpenters Mitchell M. Tsai August 27, 2019 
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3.0 Comments and Responses 

 

Letter No. 1:  State of California, Governor’s Office of Planning and Research, State 
Clearinghouse and Planning Unit, Scott Morgan, State Clearinghouse 
Director, letter dated September 12, 2019.  

Response 1-1: This comment indicates that the Office of Planning and Research performed its role in the 

distribution of the Draft EIR. This comment does not address or modify the content of the 

EIR, nor does it identify any new or more severe impacts. As such, no further response is 

required. 

Meridian Consultants 
148-001-16

Mission Bell Mixed-Use Project 
January 2020

3.0-3



Meridian Consultants 
148-001-16

Mission Bell Mixed-Use Project 
January 2020

3.0-4

rbastian
Line

rbastian
Text Box
2-1

rbastian
Line
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3.0 Comments and Responses 

 

Letter No. 2:  Department of Transportation, District 7-Office of Regional 
Planning, Frances Duong, Acting IGR/CEQA Branch Chief, letter dated 
August 20, 2019 

Response 2-1:  As shown in Figure 7: Project-Only Peak Hour and Average Daily Traffic Volumes of the 

Traffic Study included as Appendix G of the DEIR, the number of trips associated with the 

Project that would travel on Fair Oaks from Mission Street toward or from the on ramp 

of the SR-110 is fewer than 10 during the peak hour. Furthermore, it is unlikely that all of 

those trips are destined for SR-110. As such, the expected number of Project-related trips 

utilizing SR-110 ramps is not sufficient to warrant queuing analysis nor would result in a 

discernable difference in the capacity of SR-110. As such, no further response is required.  

Response 2-2: The City has not yet adopted the Vehicle Miles Traveled (VMT) metric of analysis. As 

stated on page 6.0-33 of the DEIR, CEQA Guidelines Section 15064.3 (b) (1) states that 

“Generally, projects within one-half mile of either an existing major transit stop or a stop 

along an existing high-quality transit corridor should be presumed to cause a less than 

significant transportation impact.” The Project is located approximately 0.14 miles from 

the Metro Gold Line South Pasadena Station and is within a mixed-use area. As such, it is 

not expected that the Project would result in an increase in average vehicle miles 

traveled, and impacts would be less than significant. As such, no further response is 

required. 

Response 2-3: The sidewalks bordering the Project along Mission Street are designed to accommodate 

pedestrian movement as well as landscaping features that would establish a physical 

barrier from the street. As such, pedestrian exposure to vehicles is limited to ensure 

safety by lessening the time that the user is in the likely path of a motor vehicle. The 

comment does not identify new or more severe impacts associated with the Project. As 

such, no further response is required.  

Response 2-4: The comment does not identify new or more severe impacts associated with the Project 

and no further response is needed. 

Response 2-5: As discussed in Section 2.0: Project Description and shown in Figure 2.0-13: Landscaping 

Plan, the Project will incorporate drought-tolerant ornamental landscaping with high-

efficiency irrigation features to provide shading opportunities and erosion control and 

run-off mitigation. The comment does not raise significant environmental issues 

associated with the Project. As such, no further response is required.  
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From: Dirksen, Danielle <DirksenD@scrra.net>  
Sent: Monday, August 26, 2019 11:11 AM 
To: David Bergman <dbergman@southpasadenaca.gov> 
Cc: Mathieu, Ron <MATHIEUR@scrra.net> 
Subject: RE: Notice of Availability of a DEIR for Mission Bell Mixed-Use Project 
 
Hello Mr. Bergman, 
 
On behalf of Ron Mathieu, Southern California Regional Rail Authority (SCRRA) has received and 
reviewed the NOA of the DEIR for the Mission Bell Mixed-Use Project. As background information, 
SCRRA is a five-county Joint Powers Authority (JPA) that operates the regional commuter rail system 
known as Metrolink.  The JPA consists of the Los Angeles County Metropolitan Transportation Authority 
(METRO), San Bernardino County Transportation Authority (SBCTA), Orange County Transportation 
Authority (OCTA), Riverside County Transportation Commission (RCTC) and Ventura County 
Transportation Commission (VCTC).   
 
The nearest Metrolink station in relation to the Mission Bell Project is Cal State L.A. Station, which is 
over 5 miles from the project site. As such, SCRRA has no relevance to this project. However, LA Metro’s 
Gold Line does serve Pasadena directly. We recommend directing further communications regarding 
South Pasadena projects to LA Metro rather than to SCRRA’s Metrolink, unless the project directly 
involves SCRRA. 
 
Sincerely, 
 
Danielle Dirksen 
 
 
 

 
  
DANIELLE DIRKSEN  
  

Intern 
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3.0 Comments and Responses 

 

Letter No. 3:  Southern California Regional Rail Authority (SCRRA), Danielle 
Dirksen, Intern, on behave of Ron Mathieu, Planning Manager II – 
Regional Coordination and Strategic Initiatives, dated August 26, 
2019 

Response 3-1: The comment accurately states that the Project is over 5 miles from the nearest Metrolink 

station, Cal State L.A. Station. This comment does not raise any significant environmental 

issues no change any analysis or impact conclusion of the EIR. Therefore, no further 

response is needed. 
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3.0 Comments and Responses 

 

Letter No. 4:  Public Utilities Commission, Jose Pereyra, Utilities Engineer, Rail 
Crossings and Engineering Branch, Rail Safety Division, letter dated 
September 4, 2019 

Response 4-1: This comment agrees with the analysis that the Project would not result in significant 

traffic impacts to the nearby roadway intersections, including the Mission Street and 

Meridian Avenue intersection and crossing This comment does not raise any significant 

environmental issues no change any analysis or impact conclusion of the EIR. Therefore, 

no further response is needed. 

Response 4-2: The Project would not require construction or modification of public crossings. As such, 

this comment does not raise any significant environmental issues or change any analysis 

or impact conclusion of the EIR. Therefore, no further response is needed. 
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3.0 Comments and Responses 

 

Letter No. 5:  Sanitation Districts of Los Angeles County, Adriana Raza, Customer 
Service Specialist, Facilities Planning Department, letter dated 
August 28, 2019 

Response 5-1: Attached to the comments sent on August 28, 2019, are the comments that were 

originally sent as a NOP response on January 29, 2019. These comments are addressed 

and discussed in responses 4,5,6,7, and 8. No further response is required. 

Response 5-2: The commenter pointed out that the wastewater generated by the Project would be 

treated at the Whitter Narrows Water Reclamation Plant (WRP) or the Los Coyotes WRP. 

The EIR inadvertently referenced to incorrect treatment plant. The correction is noted.  

This correction clarifies and makes insignificant modification to the EIR and does not 

identify new or more significant impacts. No further response is required.  

Response 5-3: The comment notes that the JWPCP produces an average flow of 261.1 million gallons per 

day (mgd); the DEIR referred approximately 260 mgd. The comment stated that the 

project would result in wastewater flow of 2,248 gpd; the DEIR estimated that the project 

would result in 7,696 gpd. Finally, the comment pointed out that the wastewater 

generated by the Project would be treated at the Whitter Narrows Water Reclamation 

Plant (WRP) or the Los Coyotes WRP.  

This comment clarifies and make insignificant modification to the information contained 

in the EIR but do not identify new or more significant impacts. The EIR inadvertently 

referenced the incorrect treatment plant. The EIR included a higher estimated wastewater 

flow than the Sanitation District has provided in the comment letter. This is the result of a 

smaller deduction used in the EIR for the removal of existing uses. As a result, the EIR 

contains a more conservative calculation. No further response is required. 

Response 5-4: This comment clarifies the information in the EIR and does not identify new or more 

significant impacts. As such, no further response is required.  

Response 5-5: As discussed previously, the commenter pointed out that the wastewater generated by 

the Project would be treated at the Whitter Narrows Water Reclamation Plant (WRP) or 

the Los Coyotes WRP. The EIR inadvertently referenced to incorrect treatment plant. The 

correction is noted. This correction clarifies and makes insignificant modification to the 

EIR and does not identify new or more significant impacts. As such, no further response is 

required.  
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3.0 Comments and Responses 

 

Response 5-6: As discussed previously, the comment estimated that the project would 

result in a decrease in wastewater flow of 2,248 gpd; the DEIR estimated that the project 

would result in 7,696 gpd. The EIR included a higher estimated wastewater flow than the 

Sanitation District has provided in the comment letter. This is the result of a smaller 

deduction used in the EIR for the removal of existing uses. As a result, the EIR contains a 

more conservative calculation. No further response is required.  

Response 5-7: This comment notes that the County Sanitation Districts of Los Angeles County requires a 

connection fee payment before the issuance of a permit. The Project would comply with 

all applicable fees and requirements. This has been noted and does not modify the EIR, 

nor does it result in new or significant impacts. As such, no further response is required.  

Response 5-8: This comment discusses necessitating Project consistency with the Southern California 

Association of Governments (SCAG) regional growth forecasts as well as the appropriate 

Air Quality Management District (AQMD) requirements. As discussed in Section 4.1: Air 

Quality on page 4.1-25, the Project would be both consistent with SCAG and AQMD 

requirements and forecasts. This has been noted and does not modify the EIR, nor does 

it result in new or significant impacts. As such, no further response is required.  
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Letter No. 6:  Mitchell M. Tsai, Attorneys for Southwest Regional Council of 
Carpenters, Letter dated August 27, 2019 

Response 6-1: This comment introduces the Southwest Regional Council of Carpenters and provides 

background information on the Project. This has been noted and does not address or 

modify the content of the EIR, nor does it identify any new or more severe impacts. As 

such, no further response is required. 

Response 6-2: This comment provides information regarding the intent and purposes of the California 

Environmental Quality Act (CEQA). This has been noted and does not address or modify 

the content of the EIR, nor does it identify any new or more severe impacts. As such, no 

further response is required. 

Response 6-3: This comment provides information regarding Section 21092.1 of the California Public 

Resources Code regarding recirculation of an EIR. This has been noted and does not 

address or modify the content of the EIR, nor does it identify any new or more severe 

impacts. As such, no further response is required.  

Response 6-4: Economic issues are not normally within the purview of CEQA.4 Whether the residential 

units are rentals or condominiums is not connected to a physical change in the 

environment. The rent or sale price of the proposed units is not known at this time; 

though the Applicant has indicated the intent to develop above-moderate income units. 

Additionally, the referenced Project objective is not specific to whether the units would 

be rental or condominium. The provision of new housing in the City will contribute to 

meeting the City’s Regional Housing Needs Assessment (RHNA) goals by increasing the 

housing supply in the City. As such, the Project Description and the Project Objectives are 

adequate for the purposes of CEQA. 

Response 6-5: This comment inaccurately describes 1115 Mission Street as a historically protected 

resource. As described in Section 4.2: Cultural Resources, on page 4.2-23, 1115 Mission 

Street is a two-story commercial and residential structure built in 1921 that has been 

included in a list of historic structures in the 1996 Mission Street Specific Plan, a 2003 

reconnaissance-level City-wide historic survey, and the 2015/16 City of South Pasadena 

Historic Resources Survey. In the 2003 survey the property was identified as "Not Eligible 

for Local Listing” but “eligible for consideration in Local Planning." In the 2015/2016 

survey it was also identified as “not eligible for local listing, but as, the property warrants 

 
4  CEQA Section 21080(e)(2) and CEQA Guideline, § 15064(e). 
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special consideration in local planning.” As such, the structure at 1115 Mission Street is 

not clearly a historic resource under CEQA.  

Although the property is not eligible for designation as a local landmark or inclusion in a 

historic district, the Project proposes to retain some of the building’s original features. 

These features include: the enameled brick of the main façade; the decorative brick 

course between the first and second stories; recessed sign area; the cornice; frieze; and 

angled windowsills. The distinctive materials and features of the store front would be 

retained. The overall primary distinctive features include the rectangular-shaped 

footprint; massing; flat roof; brick material; and commercial facade. Key features of the 

commercial façade include the brick surface, storefront windows, the single door opening, 

decorative brick course between the first and second stories, recessed sign area, the 

cornice, frieze, and angled sills. The features of the original 1921 design shown in historic 

photographs of the storefront are different than what is seen today. As stated in the report 

prepared by ESA and included as Appendix C to the EIR, “After project completion Subject 

Property will continue to retain its status as a historic resource in the Mission Street 

Specific Plan, and would continue to retain its current 6L CHR status code.” As such, the 

Project would not cause a substantial adverse change in the significance of a historical 

resource pursuant to §15064.5. No further response is required.  

Response 6-6: This comment addresses the Mission Street Specific Plan’s identity as a historic core. As 

described in Section 4.2: Cultural Resources, page 4.2-26, of the DEIR, construction and 

operation of the Project would not alter any of the physical characteristics of nearby 

historic resources. Additionally, construction and operation of the Project would not alter 

the historic context of the Mission West Historic Business District and other commercial 

areas fronting Mission Street. Though the new component of the Project would be two 

and three-stories in height and the historic resources of the Mission West Historic 

Business District (District) are predominantly two-story in height, the design of the new 

construction features upper level setbacks and building volumes defined by differing 

material and color finishes. As such, the massing of the new construction would be 

compatible with the development pattern of the surrounding area. Therefore, the Project 

would not adversely alter the character or feeling associated with the District or other 

commercial areas fronting Mission Street, and the historical significance and eligibility of 

existing resources would not be impaired. Therefore, indirect impacts would be less than 

significant. As such, no further response is required. 
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Response 6-7: The comment inaccurately states that “two-thirds of the building would be 

removed/demolished.” As stated on page 4.2-23 of the DEIR, “The Project would demolish 

two-thirds of the warehouse portion of the property 1115 Mission Street and retain the 

two-story commercial and residential portion and one-third of the warehouse portion of 

the building.”  

Response 6-8: The comment claims that the Project is not consistent with the Secretary of Interior 

Standards (“the Standards”) and would cause a substantial adverse change in the 

significance of the building. The Standards are discussed individually in Responses 5-9 

through 5-12. As noted in Response 6-5, the building has been classified as "Not Eligible 

for Local Listing.” As shown in the following responses, the Project would not cause a 

substantial change in this classification.  

Response 6-9: Standard 1 of the Secretary of the Interior’s Standards (Standards) states, “a property will 

be used as it was historically or given a new use that required minimal change to its 

distinctive materials, features, spaces, and spatial relationships.” As stated on page 47 and 

page 48 of the Historic Resource Assessment, included as Appendix C of the EIR, the 

Project would retain the street-facing exterior of the Subject Property, while removing the 

southern two-thirds of the warehouse. The store will retain its original retail use that will 

require minimal change it its distinctive materials, features, spaces, and spatial 

relationships of the storefront. The spatial relationship between the warehouse and the 

store will be retained. However, alterations to the warehouse are required to adapt it to 

its proposed new use. The southern two-thirds of the warehouse will be removed. 

However, one-third of the warehouse will be preserved and will retain its character-

defining wood-truss roof. Because the majority of the building’s character will be 

preserved, this is considered a minimal change required for adaptive reuse. Therefore, the 

Project would conform to Standard 1. As such, no further response is required. 

Response 6-10: Standard 2 states, “the historic character of a property will be retained and preserved. The 

removal of distinctive materials or alterations of features, spaces, and spatial relationships 

that characterize a property will be avoided.” As stated on page 48 of the Historic Resource 

Assessment, included as Appendix C of the Draft EIR, the Project would retain the historic 

character of the Subject Property. The distinctive materials and features of the store will 

be retained or repaired and the spatial relationship between the two-story store and one-

story warehouse’s remaining section will be maintained. New construction will be placed 

at twenty feet to the west of the store, so that it retains its massing and design. This 

separation will maintain the spatial relationship that defines the street façade of 1115 
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Mission Street. The removal of distinctive materials, spaces, and spatial relationships that 

characterize the building’s significant facades is largely avoided for the street-facing 

façade. However, underground parking will be accessed by a staircase behind the 

remaining part of the warehouse. The historic spatial relationship to the street will be 

altered by entry from behind the warehouse into a landscaped courtyard and alley. 

However, these are minor changes required for the Project that will not adversely affect 

the historic character of the Subject Property. Therefore, the Project would conform to 

Standard 2. As such, no further response is required. 

Response 6-11: Standard 3 states, “each property will be recognized as a physical record of its time, place, 

and use. Changes that create a false sense of historical development, such as adding 

conjectural features or elements from other historic properties, will not be undertaken.” 

As stated on page 48 of the Historic Resource Assessment, included as Appendix C of the 

Draft EIR, the overall design does not create a false sense of historical development and 

does not add conjectural features form other historic properties to the building. 

Therefore, the Project would conform to Standard 3. As such, no further response is 

required.  

Response 6-12: The essential form and integrity of the building at 1115 Mission Street would be 

unchanged by the Project. Specifically, the development of the adjacent structure to the 

west and the adjacent structure to the south would not impair the form or integrity of 

1115 Mission Street; nor would removal of those structures, if it were to occur in the 

future. No evidence to the contrary is presented in the comment. 

Response 6-13: The EIR represents conclusions of the City and not the conclusions of the Applicant. The 

ESA report included as Appendix C was provided by the Applicant and contained 

information relied upon in the DEIR. However, the report was not prepared by the City. 

Thus, it is incorrect to refer to “the DEIR not only ignored its consultant’s 

recommendations.” 

Response 6-14:  As stated in the report prepared by ESA and included as Appendix C to the Draft EIR, “After 

project completion Subject Property will continue to retain its status as a historic resource 

in the Mission Street Specific Plan, and would continue to retain its current 6L CHR status 

code.” As such, the Project would not result in a significant impact as defined in CEQA 

Guidelines §15064.5(b)(2). 
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Response 6-15: The design of the structure, particularly the difference in roof and truss system, as well as 

the difference in function of the space, indicates a differentiation between the two story 

mass at the street and the one-story mass behind.  

Response 6-16: Previous surveys of 1115 Mission Street have indicated that it is not eligible for listing as 

a historic resource. Nonetheless, the DEIR evaluates what are character defining features 

of the structure and determined that a portion of the rear of the building could be 

removed without compromising the defining character of the building. As stated in the 

report prepared by ESA and included as Appendix C to the Draft EIR, “After project 

completion Subject Property will continue to retain its status as a historic resource in the 

Mission Street Specific Plan, and would continue to retain its current 6L CHR status code.” 

Response 6-17: The DEIR evaluated what are character defining features of the structure and determined 

that a portion of the rear of the building could be removed without compromising the 

defining character of the building. As stated in the report prepared by ESA and included 

as Appendix C to the Draft EIR, “After project completion Subject Property will continue 

to retain its status as a historic resource in the Mission Street Specific Plan, and would 

continue to retain its current 6L CHR status code.” 

Response 6-18: As stated previously, contrary to what is stated in the comment, the portion of 1115 

Mission Street that would be removed is not large compared to the overall structure. The 

evaluation conducted by ESA and documented in the report included as Appendix to this 

Final EIR concluded that the portion of the rear of the building could be removed without 

compromising the defining character of the building. The Project adaptively reuses 1115 

Mission Street in a way that maintains its historic character and scale. As stated in the 

report prepared by ESA and included as Appendix C to the Draft EIR, “After project 

completion Subject Property will continue to retain its status as a historic resource in the 

Mission Street Specific Plan, and would continue to retain its current 6L CHR status code.” 

As such, it is consistent with Goals 7 and 9 of the General Plan. 

Response 6-19: As stated previously, an Objective of the Project is to “contribute” to the City’s effort to 

meet its RHNA goals. By itself the Project is not expected meet the RHNA goals, nor does 

that EIR claim it would. The 6th Cycle of RHNA goals for 2021-2029 is currently being 

developed and South Pasadena’s new RHNA targets are not specifically known; however 

it is expected that additional above-moderate units would be needed. 

Meridian Consultants 
148-001-16

Mission Bell Mixed-Use Project 
January 2020

3.0-33



3.0 Comments and Responses 

 

Response 6-20: Goal 3 of the General Plan Housing Element is to provide adequate residential sites. The 

Project proposes to use the site for residential uses. Thus, the Project supports Goal 3.  

Policy 3.1 states that the City should (1) “Promote mixed-use developments by continuing 

to allow development of residential uses above commercial uses in the GC zoning district 

and the MSSP zoning district,” (2) “encourage the development of affordable housing 

within the residential component of mixed use projects through the use of affordable 

housing incentives and planned development permits as provided for in the City’s Zoning 

Code,” and (3) “Conduct early consultations with developers of mixed- use projects to 

encourage the development of affordable housing units in these projects.” This policy is 

directed at City actions - to promote, encourage and consult. As such, the characteristics 

of the Project itself are not a measure of policy consistency. The Project is a mixed-use 

development that includes residential uses above commercial uses, therefore it is 

supportive of the first part of Policy 3.1. While the City does encourage the development 

of affordable housing through incentives and did conduct consultation with the Applicant, 

the Applicant chose not to utilize the incentives for affordable housing.  

Response 6-21: As shown in the EIR and in responses 18-20, the Project is not inconsistent with the 

General Plan.  
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4.0 MITIGATION MONITORING AND REPORTING PROGRAM 

The City is the agency responsible for implementation of the mitigation measures identified in the EIR. 

Public Resources Code, Section 21081.6 requires that mitigation measures identified in environmental 

review documents prepared in accordance with CEQA are implemented after a project is approved. 

Therefore, the Mitigation Monitoring and Reporting Program presented on the next page has 

been prepared to assist the City in implementing the adopted mitigation measure. 



4.0 Mitigation Monitoring and Reporting Program 
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Table 4.0-1 
Mitigation Monitoring and Reporting Program 

Mitigation Measure 
Responsible 

Party 
Monitoring 

Period Monitoring Agency 

Verification of 
Compliance 

Initial Date Remark 

MM NOI-1: Construction Management Plan 
Implementation of mitigation measure MM NOI-1 would include noise 
reduction techniques which include submittal of a construction management 
plan for approval by the City specifying that all construction equipment, fixed 
or mobile, shall be equipped with properly operating and maintained mufflers 
and other state-required noise-attenuation devices; identifying the maximum 
distance between construction equipment staging areas and occupied 
residential areas; and requiring the use of electric air compressors and similar 
power tools. Temporary noise barriers can reduce noise level at a minimum of 
10 dBA, depending on the performance standard of achieving noise-level 
reductions. Optimal muffler systems for all equipment and the break in line of 
sight to a sensitive receptor would reduce construction noise levels by 
approximately 10 dB or more. Limiting the number of noise-generating, heavy-
duty off-road construction equipment (e.g., backhoes, dozers, excavators, 
loaders, rollers, etc.) simultaneously used on the Project site within 50 feet of 
off-site noise-sensitive receptors surrounding the site to no more than one or 
two pieces of heavy-duty, off-road equipment would further reduce 
construction noise levels by approximately 10 dBA. A sign, legible at a distance 
of 50 feet, shall be posted at the Project construction site providing a contact 
name and a telephone number where residents can inquire about the 
construction process and register complaints. This sign shall indicate the dates 
and duration of construction activities. In conjunction with this required 
posting, a noise disturbance coordinator shall be identified to address 
construction noise concerns received. The contact name and the telephone 
number for the noise disturbance coordinator shall be posted on the sign. The 
coordinator shall be responsible for responding to any local complaints about 
construction noise and shall notify the City to determine the cause and 
implement reasonable measures to the complaint, as deemed acceptable by 
the City. 

Construction 
Contractor 

During 
Construction 

Building Division, 
Planning & Building 

Department 
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1115 MISSION STREET  

Historic Resources Assessment 

Introduction 

Executive Summary 
Environmental Science Associates (ESA) was retained by Charlie Shen on behalf of CFT NV 
Developments LLC/Mission Bell Properties, LLC (Client) to prepare this Historical Resources 
Assessment Report (Report). The purpose of this Report is to identify and evaluate potential 
historical resources located within the Project Site for the proposed Mission Bell Project located 
at 1105-1115 Mission Street. Both 1101 and 1107 Mission Street were constructed in 1978 and 
are under 50 years in age, therefore, only 1115 Mission Street constructed in 1925, was evaluated 
for this report.  The Subject Property, 1115 Mission Street, is located in South Pasadena (City), 
California, on assessor parcel number (APN) 5315-008-043 (-Subject Property). This Report, 
completed by ESA, was prepared to assess the existing commercial/industrial building, for 
eligibility as a historic resource for listing in the National Register of Historic Places (National 
Register or NR), California Register of Historical Resources (California Register or CR), and for 
local designation as a City of South Pasadena Landmark. The Report includes a discussion of the 
survey methods used, a brief overview of the history of the property and surrounding area, and 
the identification and evaluation of the Subject Property.  

The Subject Property is situated in within the Raabs Subdivision and is improved with a two-
story tall commercial building that was formerly an industrial building. It was constructed in 1925 
in the vernacular commercial style, and the contractor was D. Saylor. ESA’s architectural 
historian Margarita Jerabek, Ph.D. conducted a site survey of the Subject Property on January 5, 
2016, and October 22, 2016, and completed an evaluation report on July 13, 2017. This survey 
documented the existing conditions of the property and surrounding vicinity. During the survey 
the Subject Property was documented with digital photography and recorded in California 
Department of Parks and Recreation (DPR) forms. ESA also conducted research on the Subject 
Property’s construction and occupancy history within the development of the Raab’s Subdivision.  

This assessment report incorporates the results of the 2016 survey and evaluates the Subject 
Property under the following contexts: 1920s Commercial and Industrial Development (1920-
1929) and Early 20th Century Commercial Vernacular (1900-1950).  ESA reaffirms our 2017 
findings and concurs with the previous 2003 survey findings as “6L” ineligible for local listing or 
designation, may warrant special consideration in local planning.”  ESA’s previous evaluation 
completed on July 13,2017 stated that the building should have a status code of 6L, and GPA 
Consulting concurred in their peer review written in January 22, 2019 (a copy of the GPA letter is 
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provided in Appendix H).  Although the building’s storefront is substantially alt ered and the 
brick on the side elevations is in poor condition, the buildings footprint, massing, enameled brick 
masonry primary (front) elevation, parapet, segmental arched openings on the east elevation, and 
wood-truss warehouse roof are characteristic components of the style.  The integrity of the 
building has not changed since it was surveyed in 2003. 

ESA also conducted an impacts analysis of the proposed project that would take place at the 
Subject Property. The Project site currently consists of three buildings, 1101, 1107, and 1115 
Mission Street. Both 1101 and 1107 Mission Street were constructed in 1978 and since they are 
under 50 years in age, they do not qualify as historical resources.  The Project proposes 
demolition of two of the buildings located at 1101-1107 Mission Street and construction of a new 
three story commercial and residential building on the site. The Project also proposes to retain 
and rehabilitate the two-story portion of 1115 Mission Street commercial and residential use, 
remove two-thirds of the existing one-story warehouse to the rear of 1115 Mission Street and 
construct a new two-story multi-family residential building on the parcel. 

ESA found the proposed Project would have a less than significant impact on historical resources 
pursuant to CEQA 15064.5 (b).  The Mission Bell Project would retain and rehabilitate the two-
story brick commercial building at 1115 Mission Street that although ineligible as a historical 
resource, retains enough residual character as a 1920s vernacular commercial building to warrant 
consideration in local planning.  ESA reviewed the plans for the proposed Project and found that 
the current remaining historic character of 1115 Mission Street would be retained and the 
proposed Project would conform with the Secretary of the Interior’s Standards for Rehabilitation 
(Standards). Furthermore, ESA concludes that the proposed Project would result in a less than 
significant impact on historical resources both within the Project Site for the Mission Bell Project 
and within the surrounding vicinity. While the proposed project would have larger massing than 
buildings in the surrounding neighborhood, it will not adversely impact the character or eligibility 
of the surrounding historical resources.  

Project Location 
The Subject Property evaluated in this assessment report is located on an approximately 31,113 
square-foot site located at 1115 Mission Street in the City of South Pasadena on APN: 5315-008-
043, shown on Figure 1, Regional and Property Vicinity Map. As mentioned above and shown in 
Figure 2, Aerial Photograph of Subject Property. The Subject Property is within the central 
portion of the City, approximately 0.24 miles south of State Route 110 (SR 110), 1.4 miles south 
of Interstate 210 (I-210), 1.81 miles north of Interstate 710 (I-710), and 2.17 miles south of 
California State Route 134 (SR-134). The Subject Property is improved with a two-story 
commercial building, and is bounded by Mission Street to the north, Fairview Avenue to the west, 
El Centro Street to the south, and Fremont Avenue to the east. The Subject Property is located in 
a neighborhood developed largely with industrial/commercial buildings and multi-family 
residences.  
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Figure 1 Regional and Subject Property Vicinity Map 
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Figure 2 Aerial Photograph of Subject Property and Vicinity 
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Research and Field Methodology 
This Report was prepared by ESA’s architectural historians, including Margarita Jerabek, Ph.D., 
Director of Historical Resources and Hanna Winzenried, M.Sc. both of whom meet and exceed 
the Secretary of the Interior’s Professional Qualification Standards in history and architectural 
history. Professional qualifications are provided in Appendix A. The historical resources 
evaluation involved a review of the National Register and its annual updates, the California 
Register, the Statewide Historical Resources Inventory (HRI) database maintained by the State 
Office of Historic Preservation (OHP) and the City of South Pasadena’s historic resources 
inventory to identify any previously recorded properties within or near the Subject Property. An 
intensive pedestrian survey was also undertaken to document the existing conditions of the 
property and vicinity. In addition, the following tasks were performed for the study: 

 Conducted field inspections of the Subject Property and utilized the survey methodology of 
the State OHP. 

 Photographed the Subject Property and associated landscape features, and examined other 
properties in the vicinity that exhibited potential architectural and/or historical associations.  

 Conducted site‐specific research on the property utilizing building permits, Sanborn Fire 
Insurance Maps (Sanborn Maps), City directories, historical photographs, Online Archive of 
California, Calisphere, University of Southern California (USC) Digital Collections, 
historical Los Angeles Times, and other published sources.  

 Conducted archival records search through the California Historical Resources Information 
System at the South Central Coastal Information Center (SCCIC), at California State 
University, Fullerton. 

 Conducted research at the City’s Building and Safety and Planning departments as well as the 
Los Angeles County Office of the Assessor (Assessor). 

 Reviewed and analyzed ordinances, statutes, regulations, bulletins, and technical materials 
relating to federal, state, and local historic preservation, designation assessment processes, 
and related programs. 

 Evaluated potential historical resources based upon criteria used by the National Register, 
California Register, and City of South Pasadena Cultural Heritage Ordinance. 
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Regulatory Framework  

Historical resources fall within the jurisdiction of the federal, state, and local designation 
programs. Federal laws provide the framework for the identification, and in certain instances, 
protection of historical resources. Additionally, state and local jurisdictions play active roles in 
the identification, documentation, and protection of such resources within their communities. The 
National Historic Preservation Act (NHPA) of 1966, as amended and the California Public 
Resources Code (PRC), Section 5024.1, are the primary federal and state laws and regulations 
governing the evaluation and significance of historical resources of national, state, regional, and 
local importance. Descriptions of these relevant laws and regulations are presented below. 

Federal Eligibility Criteria and Integrity Aspects 
National Register of Historic Places 

The National Register was established by the NHPA as “an authoritative guide to be used by 
federal, state, and local governments, private groups and citizens to identify the Nation’s cultural 
resources and to indicate what properties should be considered for protection from destruction or 
impairment.”1 The National Register recognizes properties that are significant at the national, 
state, and/or local levels. 

To be eligible for listing in the National Register, a resource must be significant in American 
history, architecture, archaeology, engineering, or culture. Four criteria for evaluation have been 
established to determine the significance of a resource: 

A. Associated with events that have made a significant contribution to the broad patterns of 
our history; 

B. Associated with the lives of persons significant in our past; 

C. Embodies the distinctive characteristics of a type, period, or method of construction or that 
represent the work of a master, or that possess high artistic values, or that represent a 
significant and distinguishable entity whose components may lack individual distinction; 

D. Yields, or may be likely to yield, information important in prehistory or history.2 

Districts, sites, buildings, structures, and objects that are 50 years in age must meet one or more 
of the above criteria and retain integrity (that is, convey their significance) to be eligible for 
listing.  

Under the National Register, a property can be significant not only for the way it was originally 
constructed, but also for the way it was adapted at a later period, or for the way it illustrates 
changing tastes, attitudes, and uses over a period of time.3 

                                                      
1  36 CFR Section 60.2. 
2  “Guidelines for Completing National Register Forms,” in National Register Bulletin 16, U.S. Department of 

Interior, National Park Service, September 30, 1986. This bulletin contains technical information on comprehensive 
planning, survey of cultural resources and registration in the NRHP. 

3  National Register Bulletin 15, p. 19. 
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Within the concept of integrity, the National Register recognizes seven aspects or qualities that, in 
various combinations, define integrity: Location, Design, Setting, Materials, Workmanship, 
Feeling, and Association: 

Location is the place where the historic property was constructed or the place where the historic 
event occurred. The relationship between the property and its location is often important to 
understanding why the property was created or why something happened. The actual location of a 
historic property, complemented by its setting, is particularly important in recapturing the sense 
of historic events and persons. Except in rare cases, the relationship between a property and its 
historic associations is destroyed if the property is moved. 

Design is the combination of elements that create the form, plan, space, structure, and style of a 
property. It results from conscious decisions made during the original conception and planning of 
a property (or its significant alteration) and applies to activities as diverse as community 
planning, engineering, architecture, and landscape architecture. Design includes such elements as 
organization of space, proportion, scale, technology, ornamentation, and materials. A property’s 
design reflects historic functions and technologies as well as aesthetics. It includes such 
considerations as the structural system; massing; arrangement of spaces; pattern of fenestration; 
textures and colors of surface materials; type, amount and style of ornamental detailing; and 
arrangement and type of plantings in a designed landscape. 

Setting is the physical environment of a historic property. Whereas location refers to the specific 
place where a property was built or an event occurred, setting refers to the character of the place 
in which the property played its historic role. It involves how, not just where, the property is 
situated and its relationship to surrounding features and open space. 

Workmanship is the physical evidence of the crafts of a particular culture or people during any 
given period in history or prehistory. It is the evidence of artisans’ labor and skill in constructing 
or altering a building, structure, object, or site. Workmanship can apply to the property as a whole 
or to its individual components. 

Materials are the physical elements that were combined or deposited during a particular period of 
time and in a particular pattern or configuration to form a historic property.  

The choice and combination of materials reveal the preferences of those who created the property 
and indicate the availability of particular types of materials and technologies. A property must 
retain key exterior materials dating from the period of its historic significance.  

Feeling is a property’s expression of the aesthetic or historic sense of a particular period of time. 
It results from the presence of physical features that, taken together, convey the property’s 
historic character. 
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Association is the direct link between an important historic event or person and a historic 
property. A property retains association if it is the place where the event or activity occurred and 
is sufficiently intact to convey that relationship to an observer.4 

To retain historic integrity, a property will always possess most of the aspects and depending 
upon its significance, retention of specific aspects of integrity may be paramount for a property to 
convey its significance.5 Determining which of these aspects are most important to a particular 
property requires knowing why, where and when a property is significant.6 For properties that are 
considered significant under National Register Criteria A and B, National Register Bulletin 15: 
How to Apply the National Register Criteria for Evaluation (National Register Bulletin 15) 
explains, “a property that is significant for its historic association is eligible if it retains the 
essential physical features that made up its character or appearance during the period of its 
association with the important event, historical pattern, or person(s).”7 In assessing the integrity 
of properties that are considered significant under National Register Criterion C, National 
Register Bulletin 15 states, “a property important for illustrating a particular architectural style or 
construction technique must retain most of the physical features that constitute that style or 
technique.”8 

State Register and Eligibility Criteria 
California Register of Historical Resources 

The OHP, as an office of the California Department of Parks and Recreation (DPR), implements 
the policies of the NHPA on a statewide level.  

The OHP also carries out the duties as set forth in the PRC and maintains the HRI and the 
California Register. The State Historic Preservation Officer (SHPO) is an appointed official who 
implements historic preservation programs within the state’s jurisdictions.  

Also implemented at the state level, CEQA requires projects to identify any substantial adverse 
impacts which may affect the significance of identified historical resources. 

                                                      
4 National Register Bulletin 15: How to Apply the National Register Criteria for Evaluation, 44-45, 

http://www.nps.gov/nr/publications/bulletins/pdfs/nrb15.pdf, accessed July 7, 2013. 
5  The National Register defines a property as an “area of land containing a single historic resource or a group of 

resources, and constituting a single entry in the National Register of Historic Places.” A “Historic Property” is 
defined as “any prehistoric or historic district, site, building, structure, or object at the time it attained historic 
significance.” Glossary of National Register Terms, http://www.nps.gov/nr/publications/bulletins/nrb16a/
nrb16a_appendix_IV.htm, accessed June 1, 2013. 

6  National Register Bulletin 15, p. 44. 
7  “A property retains association if it is the place where the event or activity occurred and is sufficiently intact to 

convey that relationship to an observer. Like feeling, association requires the presence of physical features that 
convey a property’s historic character. Because feeling and association depend on individual perceptions, their 
retention alone is never sufficient to support eligibility of a property for the National Register.” Ibid, p. 46. 

8  “A property that has lost some historic materials or details can be eligible if it retains the majority of the features 
that illustrate its style in terms of the massing, spatial relationships, proportion, pattern of windows and doors, 
texture of materials, and ornamentation. The property is not eligible, however, if it retains some basic features 
conveying massing but has lost the majority of the features that once characterized its style.” Ibid. 
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The California Register was created by Assembly Bill 2881 which was signed into law on 
September 27, 1992. The California Register is “an authoritative listing and guide to be used by 
state and local agencies, private groups, and citizens in identifying the existing historical 
resources of the state and to indicate which resources deserve to be protected, to the extent 
prudent and feasible, from substantial adverse change.”9 The criteria for eligibility for the 
California Register are based upon National Register criteria.10  

The California Register consists of resources that are listed automatically and those that must be 
nominated through an application and public hearing process. The California Register 
automatically includes the following: 

 California properties listed on the National Register and those formally Determined Eligible 
for the National Register; 11 

 California Registered Historical Landmarks from No. 770 onward; 

 Those California Points of Historical Interest (PHI) that have been evaluated by the OHP and 
have been recommended to the State Historical Commission for inclusion on the California 
Register.12 

Other resources which may be nominated to the California Register include: 

 Individual historical resources; 

 Historical resources contributing to historic districts; 

 Historical resources identified as significant in historical resources surveys with significance 
ratings of Category 1 through 5; 

 Historical resources designated or listed as local LAHCMs, or designated under any local 
ordinance, such as an HPOZ.13 

To be eligible for the California Register, a historical resource must be significant at the local, 
state, or national level, under one or more of the following four criteria: 

1. Is associated with events that have made a significant contribution to the broad patterns of 
California's history and cultural heritage; 

2. Is associated with the lives of persons important in our past; 

3. Embodies the distinctive characteristics of a type, period, region, or method of construction, 
or represents the work of an important creative individual, or possesses high artistic values; or 

4. Has yielded, or may be likely to yield, information important in prehistory or history. 

Additionally, a historical resource eligible for listing in the California Register must meet one or 
more of the criteria of significance described above and retain enough of its historic character or 

                                                      
9  PRC Section 5024.1(a). 
10  PRC Section 5024.1(b). 
11  PRC Section 5024.1(d). 
12 PRC Section 5024.1(d). 
13  PRC Section 5024.1(e) 
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appearance to be recognizable as a historical resource and to convey the reasons for its 
significance. Historical resources that have been rehabilitated or restored may be evaluated for 
listing. Integrity is evaluated with regard to the retention of seven aspects of integrity similar to 
the National Register (location, design, setting, materials, workmanship, feeling, and association). 
Also like the National Register, it must also be judged with reference to the particular criteria 
under which a resource is proposed for eligibility. Alterations over time to a resource or historic 
changes in its use may themselves have historical, cultural, or architectural significance. It is 
possible that historical resources may not retain sufficient integrity to meet the criteria for listing 
in the National Register, but they may still be eligible for listing in the California Register. A 
resource that has lost its historic character or appearance may still have sufficient integrity for the 
California Register if it maintains the potential to yield significant scientific or historical 
information or specific data.14 

Local Cultural Heritage Ordinance and Eligibility Criteria 
City of South Pasadena 
The City’s Cultural Heritage Ordinance as defined in the South Pasadena Municipal Code, 
Chapter 2, Article IVH, establishes criteria and processes for designating improvements, sites, or 
natural features (historic resources) as local landmarks or historic districts. South Pasadena 
adopted the Cultural Heritage Ordinance in 1971 that established the Cultural Heritage 
Commission (CHC) to advise the City Council on all preservation issues (Ord. No. 2187, § 2, 
2009.) The CHC is charged with the ongoing responsibility for adopting specific criteria and 
recommendations for the designation of Landmarks and Historic Districts, subject to approval by 
the City Council, and is also authorized to develop standards and criteria for determination of 
appropriateness in reviewing applications for permits to construct, enhance, alter, modify, 
remodel, remove, demolish or affect any inventoried property, Landmark or Historic District. As 
well, the CHC can review and advise the City upon the conduct of land use, housing, 
redevelopment, municipal improvement and other types of planning programs undertaken by any 
agency of the City, County or State, as they relate to Landmarks and Historic Districts in the 
community.15  In 2008, the City initiated a project to review and revise the current ordinance, and 
the CHC subsequently recommended the City Council adopt a new ordinance in June 2017  to 
better achieve the City’s preservation goals.16 

Designation Criteria for Landmarks and Historic Districts (Ordinance No. 2315, 
adopted July 19, 2017).   
Criteria and standards for the designation of Landmarks and Historic Districts shall include any or 
all of the following, as applicable:  

1. Its character, interest or value as a part of the heritage of the community; 

                                                      
14  Codified in California Code of Regulations, Title 14, Chapter 11.5, Section 4852(c) which can be accessed on the 

internet at http://ohp.parks.ca.gov 
15 City of South Pasadena General Plan, Chapter V, Historic Preservation Element, page V-8 (http://www.ci.south-

pasadena.ca.us/modules/showdocument.aspx?documentid=216, accessed, 2/5/14). 
16 Ordinance No. 2315, July 19, 2017. 



Historic Resources Assessment 

1101-1115 Mission Street, South Pasadena 13 ESA / D190687.00 
Historic Resources Assessment January 2020 

2. Its location as a Site of a significant historic event; 

3. Its identification (such as the residence, ownership, or place of occupation, etc.) with a person, 
persons or groups who significantly contributed to the culture and development of the City, 
state or United States; 

4. Its exemplification of a particular architectural style of an era of history of the City; 

5. Its exemplification of the best remaining architectural type in a neighborhood; 

6. Its identification as the work of a person or persons whose work has influenced the heritage of 
the City, the state or the United States; 

7. Its embodiment of elements of outstanding attention to architectural design, engineering, detail 
design, detail, materials or craftsmanship; 

8. It’s being a part of or related to a square, park or other distinctive area which should be 
developed or preserved according to a plan based on a historic cultural or architectural motif; 

9. Its unique location or singular physical characteristic representing an established and familiar 
visual feature of a neighborhood; 

10. Its potential of yielding information of archaeological interest; or 

11. In designating a Historic District, its significance as a distinguishable neighborhood or area 
whose components may lack individual distinction.17 

No building or structure which is listed on the cultural heritage inventory or within a historic 
district shall be demolished, removed, relocated or altered without first obtaining a certificate of 
appropriateness from the CHC in accordance with the provisions of Section 2.65 Alteration and 
Demolition of the Cultural Heritage Ordinance.18   

The CHC is responsible for the Design Review of proposed projects for properties within a 
designated historic district, and shall take action first on the Certification of Appropriateness and 
may provide the Planning Commission with recommendations on the subject zoning approval 
(South Pasadena Municipal Code 36.410.040 Design Review, D. Review Authority, 2. Cultural 
Heritage Commission (CHC) review).  The CHC has the power and duty to approve or 
disapprove in whole or in part an application for a certificate of appropriateness regarding the 
demolition, alteration or removal of a landmark or an improvement or natural feature within a 
historic district or a structure or building listed on the cultural heritage inventory (Ord. No. 2187, 
§ 2, 2009.) 

The City of South Pasadena Design Guidelines (Design Guidelines) serve as the basis for 
decisions by the Design Review Board, CHC and City staff.  Part II of the Design Guidelines, the 
Design Guidelines for Commercial Areas, are intended to aid developers, property and business 
                                                      
17  Ordinance No. 2315, pages 15-16. 
18  Ordinance No. 2315, page 20 ff. 
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owners seeking to construct new commercial developments or alterations to existing projects, in 
the early stages of their projects. The guidelines are not intended to limit creative design 
solutions, but to provide a framework for solutions consistent with the stated goals. The Land Use 
and Community Design Element of South Pasadena’s General Plan, adopted in October 1998, 
states that the goal of urban design in commercial areas is to preserve South Pasadena’s historic 
character, scale and “small town” atmosphere. (This document can be found on the City of South 
Pasadena website at http://www.ci.southpasadena.ca.us.) Goal 7.2 encourages use of specific 
plans wherever possible. A Specific Plan was adopted for the Mission Street area in 1996. This 
plan calls for the preservation and adaptive reuse of the historic structures on Mission Street in 
accordance with the Secretary of the Interior’s Standards.19  

Environmental Setting 

South Pasadena  
By the 1920s, South Pasadena was a thriving residential suburb of Los Angeles. In the tradition of 
the early suburbs, commercial and industrial development was very minimal in South Pasadena 
for most of its early history. In the 1920s, that began to change and the residential neighborhood 
that pervaded South Pasadena began to shift in some places as development of multi-family 
residences and non-residential architecture began to increase.20 This change was made possible by 
a couple of different factors. In 1920 water bonds passed increasing access to water in South 
Pasadena.21 Shortly thereafter in 1923 a new zoning ordinance was passed by the City of South 
Pasadena which allowed for the extension of the business district and loosened other zoning 
restrictions. The 1920s was also a time of great interest in civic improvements to South Pasadena. 
Land was purchased by the city for the creation of public parks, including 100 acres of the Arroyo 
Seco to the west of the city. The purchase of this section of the Arroyo Seco in 1922 allowed the 
city to make improvements to the area and encouraged development in the largely unoccupied 
section of South Pasadena between Orange Grove Avenue and the Arroyo Seco. This stretch of 
land was one of the last areas of the city that was not already developed or subdivided.22  

Raab’s Subdivision (1887) 
The Subject Property is lot 7 and the ten north feet of lot 8 of Raab’s Subdivision. Raab’s 
Subdivision is a portion of the Rancho San Pascual and a correction of a former survey by Jones 
C. Willard. It was surveyed in March 1887 by J. Norton C.E. (a portion of the subdivision is 
shown below in Figure 3 and included in whole in Appendix B). As shown in Sanborns from 
1910, the block where the Subject Property is located was mainly developed with single-family 
residences with a few empty lots including the Subject Property. The South Pasadena Methodist 
Church was located southwest of the Subject Property (Figure 4). By 1927, the Subject Property 
was developed but the block was still mainly developed with single-family residences (Figure 5). 
In 1930, there was a gas and oil station an auto sales store, and a dying and cleaning and iron 
works building east of the Subject Property and a gas and oil station west of the Subject Property. 
                                                      
19 Mission Street Specific Plan, City of South Pasadena, April 1996, page 64. 
20 Historic Resources Group, “City of South Pasadena Citywide Historic Context Statement,” May 11, 2014.  
21 Jane Apostle, South Pasadena: A Centennial History (South Pasadena: South Pasadena Public Library, 2008), 87.  
22 Historic Resources Group, “City of South Pasadena Citywide Historic Context Statement,” May 11, 2014. 
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There were also two multi-family residences along with the existing single-family residences on 
the block (Figure 6). In 1951, there was also an electrical shop and a piano repair shop on the 
same block (Figure 7). By 1971, all of the residences on the block were demolished as was the 
Methodist church and it was then primarily developed as a commercial and industrial block 
(Figure 8).  

   1101-115 Mission Street Historic Resources Assessment/D190687.00 
SOURCE: Los Angeles County 

Department of Public 
Works  

Figure 3 
Excerpt of the Raab’s Subdivision, the Subject Property is outlined in 

red 
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 1101-115 Mission Street Historic Resources Assessment/D190687.00 
SOURCE: Los Angeles Public Library 

Figure 4 
Excerpt of the 1910 Sanborn with the Subject Property outlined in red   

 
 

  1101-115 Mission Street Historic Resources Assessment/D190687.00 
SOURCE: University of Southern 

California, Santa Barbara 
Library 

Figure 5 
Excerpt of Aerial of the tract, 1927 (Subject Property outlined in red)   
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SOURCE: Los Angeles Public Library 

Figure 6 
Excerpt of the 1930 Sanborn with the Subject Property outlined in red   

 

  1101-115 Mission Street Historic Resources Assessment/D190687.00 
SOURCE: Los Angeles Public Library 

Figure 7 
Excerpt of the 1951 Sanborn with the Subject Property outlined in red   

 



Historic Resources Assessment 

1101-1115 Mission Street, South Pasadena 18 ESA / D190687.00 
Historic Resources Assessment January 2020 

  1101-115 Mission Street Historic Resources Assessment/D190687.00 
SOURCE: University of Southern 

California, Santa Barbara 
Library 

Figure 8 
Excerpt of Aerial of the tract, 1971 (Subject Property outlined in red)   

History of the Subject Property 
Construction and Occupancy History of 1115 Mission Street 
Construction History 

The first building permit on file for the subject building was issued on May 1, 1921 for the 
construction of a new house valued at $9,000 built by D. Saylor and owned by James McCluer 
(Building Permits are included in Appendix D). A business building announcement was 
published in Southwest Builder and Contractor for a “brick building at 1115 Mission St.” in 
March 25, 1921 The Los Angeles County Assessor record from January 31, 1934 states that the 
building was completed in 1925 and was constructed as a store with a concrete foundation, plaster 
and brick front façade, a composition roof, and was of good construction.  Assessor records are 
provided in Appendix E.  A 1927 photograph from the Huntington Library shows the Whistle 
Bottling Company store, which was located there at the time, with a different storefront than what 
is seen today.  The storefront featured a large projecting window with marble bulkhead, plate 
glass window, and wood entrance ceiling.  Another 1927 photograph showed a large plate glass 
window with one mullion down the middle.  The walls appeared to be unglazed brick and 
concrete.  The building was repaired in 1933 and plastered for a three-room apartment. Another 
remodel in 1978 reported by the County Assessor raised the effective age to 1943.23 This history 
is summarized below in Table 1. 

                                                      
23 Los Angeles County Assessor, Record for 1115 Mission Street, 1934-1978. 
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TABLE 1 
1115 MISSION STREET, SOUTH PASADENA 

SOUTH PASADENA DEPARTMENT OF PLANNING AND BUILDING PERMITS24 

Issued Permit# Owner 
Architect/ 
Engineer Contractor Valuation Description 

03/01/1921 2644 James 
McCluer 

 D. Saylor $9.000 “New house” 

12/09/1933 1264 Mrs. Mc 
Cluer 

 Harry A. 
Lewis 

$1,400 “Repairs” 

01/02/1948 17500 A.E. Turner  John W. Lytle 
Roofing 

$196 “Reroof” 

11/19/1954 32279 E.M. Turner 
(A.E. 
Turner?) 

 Fairfield 
Construction 
Company  

$250 “Parapet wall correction” 

09/27/1960 44607 A.E. Turner 
(Superior 
Shirt 
Laundry) 

 Owner $100 “Cover walls & ceiling w/ plywood on existing 
store” 

11/10/1961 47903 A.E. Turner  Virgin Roof 
Co. 

$120 “Reroof garage” 

01/25/1966 59791 Larry 
Halvarson 

 Pasadena 
Awning Co. 

$260 “Install 2 canvas pull-up awnings; 16’ x 30” 
extension” 

 

Occupancy and Ownership History 
Los Angeles-area directories and phone books, City of South Pasadena building permits on file 
with the City’s Building Division, as well as U. S. Census data and other records were reviewed 
to determine if the Subject Property has any significant associations with the productive lives of 
historic personages.  

The original owner was James H. McCluer.  According to the South Pasadena and San Marino 
City Directory (1926, 1928, 1929), he was an employee at the Water Department (1926) and lived 
with his wife Kate at 1117 Mission Street, immediately east of the Subject Property. According to 
an advertisement in the San Bernardino Sun (March 25, 1925), the headquarters for a nationally 
known bottled beverage, the Whistle Bottling Company, operated from 1115 Mission Street in 
1925.  In 1926, the city directory listed A.E. Myers as president of the Whistle Bottling 
Company.  In 1928-9, J.R. Irvine was the President.  By 1932, the Whistle Bottling Company was 
not mentioned in the city directory.  Building permits show that E. M. and A.E. Turner were the 
owners of the Subject Property in 1954.  In 1960, A.E. Turner started Superior Shirt Laundry at 
the Subject Property and the business was operated at the building from 1960 to at least 1971.  In 
1965, the city directory listed Superior Shirt Laundry and Edwin B. Strong under the address.  In 
1974, Thomas A. Urton was the owner.  In 1982, the owner was Luttrell’s Upholstery.  In 1992, 
the owner was Andrew Cherng.   

                                                      
24 Documentation exists for all permits and certificates of occupancy listed in this table. 
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Architectural Description 
The Subject Property is located at the south side of Mission Street between Fairview and Fremont 
Avenues. Its primary (north) facade fronts Mission Street with two secondary facades (west and 
east) visible from the street. The rear (south) facade faces onto a surface parking for twelve 
automobiles, one car deep, with access from Fairview Avenue and a service alley. The southern 
parcel boundary is lined by a low hedge and a thin line of tall trees. The main (north) facade of 
the building is constructed to the parcel line at the sidewalk.  It is a rectangular-plan, two-story 
two-part commercial block in a Commercial Vernacular style constructed of brick and is covered 
by a flat composition sheet roof (Figure 9).  A one-story warehouse is attached at the rear.  The 
primary facade is covered in white enameled brick laid in a running bond with a black speckled 
finish.  The first-story glazed storefront (non-original replacement) is asymmetrically organized 
with a smaller eastern window, door and a larger western storefront window.  The entrance is off-
center as a part of the eastern window.  The storefront windows have upper bands of divided sash 
and angled brick sills on top of raised concrete footings.  A large rectangular masonry recess 
above the storefront is a place for the store’s sign.  There is a raised brick belt course between the 
first and the second levels.  Two symmetrical window openings are on the second floor.  The 
window openings (altered) are filled with incompatible non-original metal sash (two double-hung 
sash window on the east and a tripartite fixed window on the west).  Above the second-story 
windows there is a decorative brick frieze of projecting angled brick.  The building is crowned by 
a brick parapet and molded brick cornice. 

   1101-115 Mission Street Historic Resources Assessment/D190687.00 
SOURCE: ESA, 2016  

Figure 9 
North Façade, view to southwest 

The secondary (east) facade features a stepped brick transition between the two-story storefront 
and the one-story warehouse (Figure 10).  The stepped parapet hides a stairway between the two 
roof levels.  Light fixtures and electrical tubing are attached to the wall and tie rods from the 
seismic retrofit of the building are visible.  At the transition between the two and one-story 
sections, there are two arched window openings with non-original vinyl double-hung sash 
windows surmounted by lintels consisting of two courses of brick.  At the southern portion of the 
facade is an original segmental-arched and recessed door opening with a non-original screen 
(alteration) and metal screen single door (alteration). 
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SOURCE: ESA, 2016  
Figure 10 

Secondary (east) facade, view to northwest; detail views of windows 
and door 

The other secondary (west) facade (altered) is two-story in the front and also one-story at the rear 
and has tie rods and a concrete sheer wall from its seismic retrofit visible (Figure 11).  It has also 
been altered by the construction of the restaurant to the west which is attached to the concrete 
sheer wall abutted to the west wall of the Subject Property. 
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SOURCE: ESA, 2016  

Figure 11 
Secondary (west) façade, view to southeast 

The rear (south) facade has a garage door opening (altered) that has been infilled and a non-
original single metal door (Figure 12). 

   1101-115 Mission Street Historic Resources Assessment/D190687.00 
SOURCE: ESA, 2016  

Figure 12 
Secondary (south) façade of one-story warehouse, view north 

The interior of the store (Figure 13) includes unpainted brick walls and exposed floor joists on 
the ceiling.  The interior of the warehouse (Figures 14 and 15) includes a vaulted ceiling, wood-
framed truss, concrete wall piers, and a rectangular skylight.  The truss is a variation of the fan 
and double fink system with intersecting cross ties along the center. 
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SOURCE: ESA, 2016  

Figure 13 
Store, unpainted brick of eastern perimeter wall 

 

   1101-115 Mission Street Historic Resources Assessment/D190687.00 
SOURCE: ESA, 2016  

Figure 14 
Warehouse, vaulted ceiling supported by wood-framed truss 
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SOURCE: ESA, 2016  

Figure 15 
Detail, back wall brick and concrete pier of warehouse 

Historic Context 
The historic context developed below presents the background necessary to evaluate the historic 
and architectural significance of the Subject Property, including the history of its construction and 
alterations. The preliminary period of significance associated with the Subject Property is 1925, 
the original year of construction of the Subject Property. ESA evaluated the Subject Property 
under the following historical and architectural themes associated with the Subject Property: 
1920s Commercial and Industrial Development (1920-1929) and Early 20th Century Commercial 
Vernacular.  
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1920s Commercial and Industrial Development (1920-1929) 25 

   1101-115 Mission Street Historic Resources Assessment/D190687.00 
SOURCE: ESA, 2016  

Figure 16 
Warehouse Security Trust & Savings, 1922, 824 Fair Oaks Avenue 
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SOURCE: ESA, 2016  

Figure 17 
Detail, back wall brick and concrete pier of warehouse 

The business center of South Pasadena was redefined during the 1920s as a result of two key 
factors: the adoption of the zoning ordinance, and the growing popularity of the Red Car Line. A 
portion of the zoning ordinance adopted in 1923 addressed the extension of commercial zoning 
along Fair Oaks Avenue. At the time, Fair Oaks Avenue was only zoned for commercial use as 
far south as El Centro Street, which bolstered development around the Fair Oaks Avenue and 
Mission Street intersection. The new ordinance extended commercial zoning southward along 

                                                      
25  Excerpt from Historic Resources Group, City of South Pasadena Citywide Historic Context Statement, prepared for 

the City of South Pasadena Planning & Building, December 16, 2014,155-158. 



Historic Resources Assessment 

1101-1115 Mission Street, South Pasadena 26 ESA / D190687.00 
Historic Resources Assessment January 2020 

Fair Oaks Avenue to Monterey Road. A notable extant example of this southern expansion is the 
first building constructed south of El Centro Street following the adoption of the ordinance: the 
former Record Publishing Company (1922, 1108 Fair Oaks Avenue).26 

The zoning expansion allowed for a longer commercial corridor along the path of the Pasadena 
Short Line, and businesses could now take advantage of the pedestrian activity around secondary 
trolley stops further south. Customer-oriented businesses continued to develop along Fair Oaks 
Avenue throughout this period; it is likely that at least part of this trend can be attributed to an 
effort to capitalize on the pedestrian activity generated by the proximity of the trolley line. 

   1101-115 Mission Street Historic Resources Assessment/D190687.00 
SOURCE: South Pasadena Public 

Library  Figure 18 
Rialto Theatre: The Rialto Theatre is located at 1019 Fair Oaks 

Avenue; it is listed in the National Register and South Pasadena 
Landmark #25.  

A notable addition to the Fair Oaks district during this period was the opening of the Rialto 
Theatre at 1023 Fair Oaks Avenue (listed in the National Register and South Pasadena Landmark 
#25). Designed by architect Lewis A. Smith, the Moorish-style theatre was built to showcase both 
film and vaudeville acts and featured a Wurlitzer organ. It opened on October 17, 1925, with the 
world premiere of the silent film What Happened to Jones? The theatre later showed its first 
“talkie” in 1929. 

Commercial activity also continued to develop along Mission Street, following the course of the 
connecting trolley line. Businesses in this area were a mix of primarily service and trade 
                                                      
26 Jane Apostol cites this building as the first to be completed following the adoption of the ordinance in 1923. 

However, construction on the building began in 1922, before the adoption of the ordinance. See Apostol, 89. 
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establishments, as well as light manufacturing operations. Automobile-related businesses now 
comprised a significant portion of the commercial activity in this area, reflecting the popularity of 
the car as the transportation method of choice. Brick continued to be the most common method of 
construction for commercial buildings; most were one story in height; only eleven structures were 
two stories tall. 

   1101-115 Mission Street Historic Resources Assessment/D190687.00 
SOURCE: Huntington Digital Library  

Figure 19 
Gas Station at Mission and Los Robles, 1930.   

While most commercial buildings along this corridor represent modest vernacular examples, two 
high-style, artistic front commercial buildings remain extant. Baranger Studios, designed by 
architect G. A. Howard, opened in 1925 at 729 Mission Street (South Pasadena Landmark #27). 
The one-story brick Gothic Revival storefront was built for Arch and Hazel Baranger, who 
operated a successful wholesale business supplying motion displays to downtown jewelry stores. 
The animated Baranger displays were designed to stop traffic along busy sidewalks and were 
often leased by stores, who would recycle them on a regular basis to freshen their window 
displays.27 The Lewis-Markey Building at 634-646 Mission Street, opposite the Baranger 
Studios, also exhibits a similar Gothic Revival style. Completed in 1928, the building housed an 
antique shop run by Anna and Ormond Lewis; its design was inspired by architecture Mrs. Lewis 
had admired while traveling in England.28 

                                                      
27 Rick Thomas, Images of America: South Pasadena (Charleston, SC: Arcadia Publishing, 2007), 106. 
28 Jane Apostol, South Pasadena: A Centennial History (South Pasadena, CA: South Pasadena Public Library, 1987), 

99. 
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SOURCE: HRG, 2014  

Figure 20 
Baranger Studios, completed in 1925. located at 729 Mission Street; it 

is designated South Pasadena Landmark #27.  

Manufacturing operations continued to grow around the intersection of Mission Street and 
Meridian Avenue and included a food processing plant, bottling services, a print shop, and metal 
works. Large-scale operations such as the Patten & Davies Lumber Company, located on the 
former site of the South Pasadena Lumber Company, and the Violet Ray Ice Company were 
situated along the rail line and expanded the manufacturing district south to El Centro Street. 

As the 1920s drew to a close, South Pasadena marked the loss of a significant business in the 
community. In 1928, the Edward H. Rust Nursery moved to Pasadena after forty-two years of 
business in the City. Located east of Fair Oaks Avenue, the Rust nursery was one of the earliest 
commercial operations established in South Pasadena, having been founded in 1884 by Edward 
Rust and his father, Horatio Nelson Rust. Many of the citrus groves in South Pasadena and San 
Marino had been started with Rust stock, and the nursery supplied trees and plants for many of 
the area’s most prominent estates. Rust also supplied trees for the San Diego and San Francisco 
Expositions as well as William Wrigley’s development of Catalina Island. The closure of the 
nursery marked the beginning of difficult times to come as the City moved towards the Great 
Depression. 

1920s Commercial and Industrial Development (1920-1929): Property Types & 

Registration Requirements29  

Property Types: Commercial building, including one- and two-story commercial buildings, 

and commercial blocks; Industrial building  

Examples of commercial buildings from this period may include hotels, theaters, retail stores, 
banks, restaurants, commercial storefront buildings, and commercial blocks. Corresponding with 

                                                      
29 Excerpt from Historic Resources Group, City of South Pasadena Citywide Historic Context Statement, prepared for 

the City of South Pasadena Planning & Building, December 16, 2014,159-161. 
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the significant population growth and prosperity of the era, South Pasadena experienced a great 
deal of commercial development during the 1920s. Commercial development during this period 
extended outside of the original commercial core along Fair Oaks Avenue, reflecting the 
increasing importance of the automobile. Note that a property from this period that is an excellent 
or rare example of a particular architectural style or method of construction, or the work of a 
master or noted architect may also be significant under the Architecture and Design Context.  

A commercial or industrial property from this period may be significant:  

Criteria Reason 

A/1/B (Event) As an excellent example of 1920s commercial development representing a 
significant period of commercial growth in the City. Extant commercial properties 
from this represent the most significant period of commercial growth in the City’s 
history, and reflect the expansion of commercial enterprise outside of the original 
commercial core. Commercial and industrial properties from this period may reflect 
transportation advances, including the influence of the railroad and the automobile 
industries. 

Local Criterion A 
(Community 
Character) 

As having character, interest or value as a part of the heritage of the community. 

A/1/L (Event) A collection of commercial or industrial properties from this period that are linked 
geographically may be eligible as a historic district. Commercial or industrial 
properties from this period may also contribute to historic districts that are 
significant under other contexts and themes. Historic districts are evaluated locally 
under Criterion L (significant as a distinguishable neighborhood or area whose 
components may lack individual distinction). 

A/1/B (Event) Commercial properties from this period eligible under Criterion A/1/B (Event) 
should retain integrity of location, design, setting, feeling, and association, at a 
minimum, in order to reflect the important association with the City’s commercial 
development during this period. Replacement of original storefronts is a common 
and acceptable alteration. 

District A collection of commercial or industrial properties from this period that are linked 
geographically may be eligible as a historic district. Eligible historic districts may 
span several periods of development, as long as the district overall reflects a strong 
sense of time and place. In general, historic districts in South Pasadena have had 
some degree of change over time. In order for a historic district to be eligible for 
designation, the majority of the components that add to the district’s historic 
character must possess integrity, as must the district as a whole. A contributing 
property must retain integrity of location, design, setting, feeling, and association to 
adequately convey the significance of the historic district. Some alterations to 
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individual buildings, such as replacement of storefronts and replacement of some 
windows (within original openings) may be acceptable as long as the district as a 
whole continues to convey its significance. In order to avoid adverse cumulative 
impacts to the character of the district, major alterations such as alterations to 
storefront openings, entrance openings, and replacement of all windows with 
incompatible replacements should be avoided. 

 

1920s Commercial and Industrial Development (1920-1929): Registration Requirements  

To be eligible under the 1920s Commercial and Industrial Development (1920-1929) theme, a 
property must:  

 date from the period of significance;  

 reflect important commercial development patterns and trends from the period, including the 
continued growth and migration of the original commercial center, associations with the 
tourism industry, and advances in transportation;  

 display most of the character-defining features of its style and/or method of construction; and  

 retain the essential aspects of integrity.  

 To be eligible under the 1920s Commercial and Industrial Development (1920-1929) theme, 
a historic district must:  

 retain a majority of the contributors dating from the period of significance;  

 reflect planning and design principles from the period; and  

 retain the essential aspects of integrity.  

Context: Architecture & Design30 
South Pasadena has a rich collection of buildings from each period of development representing 
high style examples of significant architectural styles. The City is particularly rich in early 20th 
century styles and has a strong association with the local Arts and Crafts movement. Buildings 
that are significant for the embodiment of the distinguishing features of an architectural style 
and/or as a significant work of a master architect or designer will be evaluated under this context. 
Designed landscapes or landscape features may also be significant under this context.  

A property that is eligible for designation as an excellent example of its architectural style retains 
most - though not necessarily all - of the character defining features of the style, and continues to 
exhibit its historic appearance. A property that has lost some historic materials or details can be 

                                                      
30 Excerpt from Historic Resources Group, City of South Pasadena Citywide Historic Context Statement, prepared for 

the City of South Pasadena Planning & Building, December 16, 2014, 251-252. 
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eligible if it retains the majority of the features that illustrate its style in terms of the massing, 
spatial relationships, proportion, pattern of windows and doors, texture of materials, and 
ornamentation. The property is not eligible, however, if it retains some basic features conveying 
massing but has lost the majority of the features that once characterized its style. A property 
important for illustrating a particular architectural style or construction technique must retain 
most of the physical features that constitute that style or technique. For guidance on the proper 
treatment of historic resources and appropriate alterations to specific architectural styles, refer to 
The Secretary of the Interior’s Standards for the Rehabilitation of Historic Buildings. In general, 
acceptable alterations to historic resources of all architectural styles may include:  

 Replacement roofing, when necessary, that matches the original as closely as possible in 
material, profile, color, and pattern.  

 Structural reinforcement or infrastructure upgrades that are compatible and do not result in 
the loss of distinctive materials or features that characterize the property.  

 Repair, rather than replacement, of deteriorated historic features.  

 Replacement of severely deteriorated or missing features with new that match the old in 
design, color, texture, and where possible, material. 

 New additions that are compatible with, differentiated from, and subordinate to the original 
and do not damage or destroy historic materials, features, and spatial relationships that 
characterize the property.  

Properties significant as an excellent or rare example of an architectural style are eligible under 
the following criteria:  

 National/California Register Criterion C/3 (embody the distinctive characteristics of a type, 
period, or method of construction, or that represent the work of a master, or that possess high 
artistic values)  

 Examples that are eligible locally for architectural merit are evaluated under:  

– Criterion D (exemplifies a particular architectural style or era of history)  

– Criterion E (best remaining architectural type in a neighborhood)  

– Criterion F (work of a person whose work has influenced the heritage of the city)  

– Criterion G (embodies elements of outstanding attention to architectural design, 
engineering, detail design, detail, materials or craftsmanship)  

There may be properties that are eligible under this context that have not reached 50 years of age, 
which is the generally accepted threshold for assessing historic significance. A property that is 
less than 50 years old can be listed in the National Register of Historic Places if it meets Criteria 
Consideration G which states that “a property which has achieved significance within the past 50 
years is eligible if it is of exceptional importance.” The California Register does not have a 
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specific criteria consideration, but the guidelines state that significant time must have passed for 
the development of a scholarly perspective on the potential resource. 

Sub-Theme: Early 20th Century Commercial Vernacular (1900-1950) 

In the citywide Historic Context Statement for the City of South Pasadena it says of the 
commercial vernacular:  

Although not an officially recognized style, “commercial vernacular” describes simple 
commercial structures with little decorative ornamentation, common in American cities 
and towns of the late 19th and early 20th centuries. They are typically brick in 
construction, with minimal decorative detailing.31 

Character-defining features include simple square rectangular form, flat roof with a flat or 
stepped parapet, brick façade, storefronts on the first story with a continuous transom window 
above, wood double hung windows on the second story, segmental arch windows and door 
openings on the secondary facades, and if there are any decorative features, they include cornices, 
friezes, quoins, and string courses. Acceptable alterations include the replacement of rooftop 
materials with compatible new roofing, minor additions that are not visible from the public right-
of-way, replacements of the storefront in historic storefront openings, and the replacement of 
signage.32 

The advent of the 20th century saw a marked change in how commercial buildings were 
constructed. In the 19th century, commercial structures typically went up in small groups with 
related architectural elements employed across several buildings, or were built as infill with 
designs that drew on architectural elements from existing buildings to create visual cohesion. 
However, the new century brought with it a heightened sense of individualism, and the owners of 
commercial buildings now sought to have their buildings stand out from the surrounding built 
environment. The goal of this change was to draw in customers through the architecture of the 
building itself and lead to several general design changes in commercial buildings. Storefront 
configurations were changed to maximize design space and interior light, and ornamentation and 
color were designed to attract the eye. These overarching changes in the philosophy of 
commercial architecture encouraged window shopping. The rise of plate glass, which allowed for 
larger, unobstructed display windows, facilitated the changes in storefront design. American 
vernacular commercial buildings took a variety of forms, including single-front, false-front, iron-
front, and brick-front types. In some cases, elements from high-style architecture such as the 
Romanesque, Italianate, or Modern styles were incorporated into the design of the front façade. 
Brick-front was the most popular type of commercial vernacular architecture. These were 
typically one to three stories tall and tended to be narrow and deep, rarely more than four bays 
wide. Storage space or apartments usually occupied the upper floor or floors. A transom light 

                                                      
31  Historic Resources Group, City of South Pasadena Citywide Historic Context Statement, prepared for the City of 

South Pasadena Planning & Building, December 16, 2014, 266. 
32  Historic Resources Group, City of South Pasadena Citywide Historic Context Statement, prepared for the City of 

South Pasadena Planning & Building, December 16, 2014, 266.  
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typically extended over the door and display windows. This type usually employed one major 
cornice and other additional decorative elements to break up the brick front.33 

   1101-115 Mission Street Historic Resources Assessment/D190687.00 
SOURCE: Gottfried and Jennings, 

American Vernacular 
Buildings and Interiors, 
242 

Figure 21 
Corner brick commercial building in Winters, California, built circa 1906 

 

Planning Districts  
In addition to the identification of potential historic districts, the 2017 Citywide survey identified 
a number of potential planning districts. In general, these potential planning districts do not retain 
sufficient historic integrity for designation as a historic district. However, they represent 
geographically contiguous areas that are united historically or aesthetically by plan or physical 
development, and they have qualities that may warrant special consideration or approaches to 
development. In the evaluation of a planning district, individual contributors and non-contributors 
are not identified; instead the overall character of the neighborhood and any important planning 
features are documented for future consideration. A planning district may have:  

 distinctive or cohesive building features, such as period of construction, style, size, scale, 
detailing, or massing; or  

 period streetscape features, such as light fixtures, signage, benches, or curb markers; or  

 site planning or natural features, such as lot platting, distinctive street patterns, setbacks, 
alleyways, sidewalks, or landscape features.  

For clarity for both the public and City staff, all properties that are located within the boundaries 
of a potential planning district are included in the Inventory, with the status code of 6L (“may 
warrant special consideration in local planning”).34 

                                                      
33  Herbert Gottfried and Jan Jennings, American Vernacular Buildings and Interiors, 1870-1960 (New York: W.W. 

Norton & Company, Inc., 2009), 233-264.  
34  Historic Resources Group, City of South Pasadena Citywide Historic Resources Survey, January 12, 2017, prepared 

for City of South Pasadena, pages 16-17. 
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Evaluation 

Previous Evaluations of the Subject Property 
An archival records search was conducted to identify all known resources within the public right-
of-way and the Project vicinity, which may have views of the Project Site for the purpose of 
analyzing potential indirect impacts. The archival records search involved review of the National 
Register of Historic Places (National Register); California Register of Historical Resources 
(California Register); California Historic Resources Inventory (HRI); the Mission Street Specific 
Plan, 1996; and the City’s Historic Resources Surveys, 2003 and 2015, to identify previously 
identified historical resources within the Project vicinity. A brief discussion of records search 
findings is provided below.  

The Study Area was surveyed in 1991–94 by Leslie Heumann and Associates and the Luttrell’s 
Building at 1115 Mission Street was listed as a historic resource in the 1996 Mission Street 
Specific Plan.. The Luttrell’s Building at 1115 Mission Street was subsequently included in the 
2003–04 reconnaissance-level City-wide survey completed by PCR Services Corporation and 
included in the City of South Pasadena’s Inventory of Historic Resources with an assigned 
California Historical Resources (CHR) Status Code (old system) of “5S3,” which at the time of 
the 2003 evaluation was described as “determined ineligible for local listing or designation 
through local government review process; may warrant special consideration in local planning”. 
The CHR Status Codes were revised effective August 2003, and the corresponding status code 
(new system) is currently 6L, or “determined ineligible for local listing or designation through 
local government review process; may warrant special consideration in local planning.” The 2017 
survey used the current definition of 5S3 and not the pre-August 2003 definition meaning that it 
“appears to be individually eligible for local listing or designation through survey evaluation.” 
However, ESA’s evaluation done on July 13,2017 states that the building should have a status 
code of 6L, and GPA Consulting concurred in their peer review written in January 22, 2019. The 
DPR Forms are provided in Appendix I.  The Luttrell’s Building at 1115 Mission Street is not a 
contributor to a designated or potential historic district.   

Significance Evaluation  
The Subject Property was evaluated under the following historical and architectural themes: 
1920s Commercial and Industrial Development (1920-1929) and Early 20th Century Commercial 
Vernacular. ESA also conducted research on the Subject Property’s construction and occupancy 
history, provided above. ESA evaluated the Subject Property against the criteria for listing in the 
National Register and California Register below, and under the criteria for listing in the South 
Pasadena Register following below. 
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Broad Patterns of History 

With regard to broad patterns of history, the following are the relevant criteria: 

 National Register Criterion A: Is associated with events that have made a significant 
contribution to the broad patterns of our history. 

 California Register Criterion 1: Is associated with events that have made a significant 
contribution to the broad patterns of California's history and cultural heritage. 

The Subject Property was evaluated under the theme 1920s Commercial and Industrial 
Development (1920-1929). The subject building was constructed on Mission Street where 
commercial activity was developing following the connecting trolley line from Fair Oaks. 
Mission street was mainly comprised of service and trade businesses with some manufacturing 
operations. The Subject Property, built in 1925, was originally built as the headquarters for the 
nationally known bottled beverage, the Whistle Bottling Company, fitting with the trend of some 
manufacturing operations along Mission Street.  Along with the rest of the commercial and 
industrial development in the area at that time, the Subject Property was built with brick, the most 
common construction material for commercial buildings. However, most of the buildings were 
constructed as one story tall with only eleven structures, including the Subject Property, being 
two stories tall. And like most of the buildings along the business corridor, it was built in a 
modest vernacular style. While the Subject Property does follow the patterns of commercial and 
industrial development of South Pasadena in the 1920s, it is not a particularly excellent example. 
It has a very modest design and does not stylistically stand out with other buildings from the same 
period of development such as the Baranger Studios or the Rialto Theatre. The only occupant of 
note was the Whistle Bottling company from 1926 until ca. 1931, however, material evidence of 
its association with the building has been erased by the many changes of use and tenant 
improvements that have altered the building.  While the building retains integrity of location, it 
has lost its integrity of setting, design, workmanship, feeling and association due to the alterations 
of the storefront, side and rear elevations and interior since the time of its construction.  

As a result, 1115 Mission Street does not appear to meet the significance requirements as an 

individual resource under National Register Criterion A, or California Register Criterion 1 

as it is not a particularly excellent example of the commercial and industrial development of 

South Pasadena.  

Significant Persons 

With regard to associations with important persons, the following are the relevant criteria: 

 National Register Criterion B: Is associated with the lives of persons significant in our past. 

 California Register Criterion 2: Is associated with the lives of persons important in our 
past. 

The occupancy and ownership history for the Subject Property was researched by reviewing City 
directories, building permits, Los Angeles County Assessor records, and the U. S. Census. The 
original owner was James H. McCluer.  According to the South Pasadena and San Marino City 
Directory (1926, 1928, 1929), he was an employee at the Water Department (1926) and lived 
with his wife Kate at 1117 Mission Street, immediately east of the Subject Property. According 
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an advertisement in the San Bernardino Sun (March 25, 1925), the headquarters for a nationally 
known bottled beverage, the Whistle Bottling Company, operated from 1115 Mission Street in 
1925. In 1926, the city directory listed A.E. Myers as president of the Whistle Bottling Company.  
In 1928-9, J.R. Irvine was the President.  By 1932, the Whistle Bottling Company was not 
mentioned in the city directory.  Building permits show that E. M. and A.E. Turner were the 
owners of the Subject Property in 1954.  In 1960, A.E. Turner started Superior Shirt Laundry at 
the Subject Property, and the business was operated at the building from 1960 to at least 1971.  In 
1965, the city directory listed Superior Shirt Laundry and Edwin B. Strong under the address.  In 
1974, Thomas A. Urton was the owner.  In 1982, the owner was Luttrell’s Upholstery.  In 1992, 
the owner was Andrew Cherng.  The only occupant of note in the subject building was the 
Whistle Bottling company which was a locally important business, not a person.  

Therefore, 1115 Mission Street does not meet the requirements under National Register 

Criterion B, or California Register Criterion 2. 

Architecture 

With regard to architecture, design, or construction, the following are the relevant criteria: 

 National Register Criterion C: Embodies the distinctive characteristics of a type, period, or 
method of construction or that represent the work of a master, or that possess high artistic 
values, or that represent a significant and distinguishable entity whose components may lack 
individual distinction. 

 California Register Criterion 3: Embodies the distinctive characteristics of a type, period, 
region, or method of construction, or represents the work of an important creative individual, 
or possesses high artistic values. 

The Subject Property was evaluated under Criteria C/3 under the theme of Commercial 
Vernacular, that is defined by characteristic features including little decorative ornamentation, 
typical brick construction with a square or rectangular form, flat roof, a parapet, and storefronts 
on the first floor with two sash windows on the second floor. Allowable alterations to Vernacular 
commercial buildings include the replacement of rooftop materials and the replacement of the 
storefront.  The Subject Property has an altered storefront on the first floor, altered windows and 
openings on the second floor, window and door alterations on the side and rear elevations, and the 
west elevation has been entirely altered with a concrete sheer wall and attached commercial 
building.  It is an extremely modest and substantially altered example of a vernacular commercial 
building, and there are many better examples in South Pasadena, specifically located within the 
Mission West Historic Business District. These include 958 Mission Street, 1002 Mission Street, 
1010 Mission Street, 1012 Mission Street, 1014 Mission Street, 1019 Mission Street, 1020 
Mission Street, and 1030 Mission Street.  

 Therefore, ESA finds that 1115 Mission Street does not meet the significance requirements 

as an individual resource under National Register Criterion C, or California Register 

Criterion 3. 
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Data 

 National Register Criterion D: It yields, or may be likely to yield, information important in 
prehistory or history. 

 California Register Criterion 4: Has yielded, or may be likely to yield, information 
important in prehistory or history. 

While most often applied to archaeological districts and sites, Criterion D/4 can also apply to 
buildings, structures, and objects that contain important information. In order for these types of 
properties to be eligible under Criterion D/4, they themselves must be, or must have been, the 
principal source of the important information. None of the buildings on the Subject Property 
appear to yield significant information that would expand our current knowledge or theories of 
design, methods of construction, operation, or other information that is not already known about 
the period in which they were constructed, their method of construction, or their design. The 
buildings reflect common building practices and materials of the early twentieth century, which 
have already been well documented.   

Therefore, 1115 Mission Street does not meet the significance requirements under National 

Register Criterion D and California Register Criterion 4. 

South Pasadena Criteria 

(A) Its character, interest or value as a part of the heritage of the community; 
1115 Mission Street is associated with the commercial growth that took place in South Pasadena 
in the 1920s, especially the commercial and industrial spread west from Fair Oaks Avenue onto 
Mission Street. It was one of many Commercial Vernacular buildings constructed in South 
Pasadena at that time. However, it is not a particularly notable example, nor did it effect the 
growth patterns of the city as a whole. The Whistle Bottling company occupied the building from 
1926 until ca. 1931, however, material evidence of its association with the building has been 
erased by the many changes of use and tenant improvements that have altered the building.  
While the building retains integrity of location, it has lost its integrity of setting, design, 
workmanship, feeling and association due to the alterations of the storefront, side and rear 
elevations and interior since the time of its construction. Therefore, it is not significant under this 
criterion.  

(B) Its location as a site of a significant historic event; 
It is not the site of a significant historic event.  

(C) Its identification with a person, persons or groups who significantly 
contributed to the culture and development of the city, state or United States; 
It’s most important association is with the Whistle Bottling Company. However, the company 
was only associated with the Subject Property for a few years and did not appear to be influential 
on local commercial and industrial activity in the city. Therefore, it is not significant under this 
criterion. 
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(D) Its exemplification of a particular architectural style of an era of history of 
the city; 
The subject building is an altered example of a commercial and industrial vernacular building, as 
discussed above. Many similar examples of that style were constructed along Mission Street in 
the 1920s. Commercial and industrial businesses were developed west from Fair Oaks Avenue to 
Mission Street at that time. However, the Subject Property is not a particularly notable example, 
nor did it effect the growth patterns of the city as a whole. Therefore, it is not significant under 
this criterion. 

(E) Its exemplification of the best remaining architectural type in a 
neighborhood; 
It is an extremely modest and substantially altered example of a vernacular commercial building, 
and there are many better examples in South Pasadena, specifically located within the Mission 
West Historic Business District. These include 958 Mission Street, 1002 Mission Street, 1010 
Mission Street, 1012 Mission Street, 1014 Mission Street, 1019 Mission Street, 1020 Mission 
Street, and 1030 Mission Street. Therefore, it is not significant under this criterion. 

(F) Its identification as the work of a person or persons whose work has 
influenced the heritage of the city, the state or the United States; 
It is not an example of work done by any architect let alone done by a locally important architect. 
The contractor was identified in the original permits as D. Saylor who was not a person whose 
work has influenced the heritage of the city, the state or the United States. 

(G) Its embodiment of elements of outstanding attention to architectural 
design, engineering, detail design, detail, materials or craftsmanship; 
It is a very modest example of a vernacular commercial building with little to no architectural 
ornamentation. Therefore, it is not significant under this criterion.  

(H) Its being a part of or related to a square, park or other distinctive area 
which should be developed or preserved according to a plan based on a 
historic cultural or architectural motif; 
The Subject Property is located outside and east of the Mission West Historic Business District. It 
is one of many commercial and industrial buildings that were constructed along Mission Street in 
the 1920s. However, the subject building is not located within the historic district.  While it is an 
altered, ineligible historical resource, the building does retain some residual architectural 
character as a commercial/industrial structure from the 1920s.  

(I) Its unique location or singular physical characteristic representing an 
established and familiar visual feature of a neighborhood; 
It is not located in a unique location nor does it have a unique singular physical characteristic 
representing an established and familiar visual feature of a neighborhood.  

(J) Its potential of yielding information of archaeological interest; 
It has no potential of yielding information of archaeological interest. 
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(K) Its integrity as a natural feature or environment that strongly contributes to 
the well-being of the people of the city; 
Its integrity as a natural feature does not strongly contribute to the well-being of the people of 
South Pasadena.  

(L) Its significance as a distinguishable neighborhood or area whose 
components may lack individual distinction; 
The Subject Property is located outside and east of the Mission West Historic Business District. It 
is one of many commercial and industrial buildings were constructed along Mission Street during 
the 1920s. However, the subject building is not located within the historic district. 

Conclusion 
The Subject Property at 1115 Mission Street does not appear to be eligible as a historical resource 
under any of the National Register or California Register criteria and also does not appear to meet 
any of the South Pasadena criteria for local listing.  The Subject Property is a substantially altered 
and very modest example of a brick vernacular commercial building and has been assigned a 
California Historical Resource Status Code of “6L”, “determined ineligible for local listing or 
designation through local government review process; may warrant special consideration in local 
planning.”35 

Historic Character 
The following list of features is a summary of the visual character of the exterior and interior 
front and back rooms of the Subject Property, including the site plan and landscape features. 
According to the National Park Service: 

character refers to all those visual aspects and physical features that comprise 
the appearance of every historic building. Character‐defining elements include 
the overall shape of the building, its materials, craftsmanship, decorative details, 
interior spaces and features, as well as the various aspects of its site and 
environment. The purpose [is to] identify those features or elements that give the 
building its visual character and that should be taken into account in order to 
preserve them to the maximum extent possible.36  

Included in Appendix F is a detailed analysis of the primary and contributing character-defining 
features for the building’s current appearance.  The features of the original 1921 design shown in 
historic photographs of the storefront in 1927 are different than what is seen today.  According to 
the Assessor, the exterior material in 1934 was still good pressed brick and not the enameled 
brick seen today.  Building permits do not show what alterations were done on the storefront.  
Primary character-defining features are by definition the most important and should be considered 
for retention in order to preserve and protect the eligibility of the Subject Property.  Alteration or 
removal of these features should be avoided.  Contributing character-defining features add to the 
                                                      
35 Peer Review, GPA Consulting, January 22, 2019.  
36 Lee H. Nelson, Preservation Brief 17: Architectural Character—Identifying the Visual Aspects of Historic 

Buildings as an Aid to Preserving their Character, National Park Service, September 1988, 
http://www.nps.gov/tps/how-to-preserve/briefs/17-architectural-character.htm, accessed June 4, 2015. 
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character of a historic property and should be retained to the greatest extent feasible and 
rehabilitated as appropriate; however, more flexibility is given to these features as alterations to 
some contributing features may not adversely impact the Subject Property’s potential eligibility 
as a historical resource.  The greatest flexibility is afforded to non-contributing features; their 
complete removal does not usually adversely impact the significance of the Subject Property. 
Non-contributing features were not identified; if a feature is not listed below as significant or 
contributing, it can be assumed that the facade or feature is non-contributing. However, non-
contributing alterations to significant or contributing character-defining features are noted in 
italics. 

The overall primary features include the Subject Property’s rectangular-shaped footprint; two-part 
massing with one-story at the rear, two-stories at the front; flat roof; and brick material. The 
commercial block features would be considered primary including the glazed brick wall surface 
at the front facade, storefront windows, the single-door opening, and the decorative brick course 
between the first and second stories. Additional primary elements include the second-story 
windows, the recessed sign area, the cornice, frieze, and angled sills.  The majority of these 
features, other than the massing, are concentrated on the primary (north) façade. On the 
secondary (east) facade, the brick exterior, door opening, two window openings, and the stepped 
brick transition between the two and one-story sections are primary character-defining features.  
On the interior, the partition wall separating front and back rooms and the back room’s vaulted 
ceiling and piers are primary features.  

CEQA Impacts Analysis 

The thresholds for determining the significance of environmental effects on historical resources 
identified below are derived from the CEQA Guidelines as defined in §15064.5. Pursuant to this 
guidance, a project that would physically detract, either directly or indirectly, from the integrity 
and significance of the historical resource such that its eligibility for listing in the National 
Register, California Register or as a City Landmark would no longer be maintained, is considered 
a project that would result in a significant impact on the historical resource. Adverse impacts, that 
may or may not rise to a level of significance, result when one or more of the following occurs to 
a historical resource: demolition, relocation, conversion, rehabilitation, or alteration, or new 
construction on the site or in the vicinity. 

Significance Thresholds 

The thresholds for determining the significance of environmental effects on historical resources 
identified below are derived from the CEQA Guidelines as defined in §15064.5. Pursuant to this 
guidance, a project that would physically detract, either directly or indirectly, from the integrity 
and significance of the historical resource such that its eligibility for listing in the National 
Register, California Register or as a local register would no longer be maintained, is considered a 
project that would result in a significant impact on the historical resource. Adverse impacts, that 
may or may not rise to a level of significance, result when one or more of the following occurs to 
a historical resource: demolition, relocation, conversion, rehabilitation, or alteration, or new 
construction on the site or in the vicinity. 
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CEQA Guidelines  

According to the State CEQA Guidelines, Section 15064.5(b) a project involves a “substantial 
adverse change” in the significance of the resource when one or more of the following occurs: 

 Substantial adverse change in the significance of an historical resource means physical 
demolition, destruction, relocation, or alteration of the resource or its immediate surroundings 
such that the significance of an historical resource would be materially impaired. 

 The significance of a historical resource is materially impaired when a project: 

A. Demolishes or materially alters in an adverse manner those physical characteristics of an 
historical resource that convey its historical significance and that justify its inclusion in, 
or eligibility for inclusion in, the California Register of Historical Resources; or 

B. Demolishes or materially alters in an adverse manner those physical characteristics that 
account for its inclusion in a local register of historical resources pursuant to Section 
5020.1(k) of the PRC or its identification in a historical resources survey meeting the 
requirements of Section 5024.1(g) of the PRC, unless the public agency reviewing the 
effects of the project establishes by a preponderance of evidence that the resource is not 
historically or culturally significant; or 

C. Demolishes or materially alters in an adverse manner those physical characteristics of a 
historical resource that convey its historical significance and that justify its eligibility for 
inclusion in the California Register of Historical Resources as determined by a lead 
agency for purposes of CEQA. 

Under CEQA, a proposed development must be evaluated to determine how it may impact the 
potential eligibility of a structure(s) or a site for designation as a historic resource. The Standards 
were developed as a means to evaluate and approve work for federal grants for historic buildings 
and then for the federal rehabilitation tax credit (see 36 Code of Federal Regulations [CFR] 
Section 67.7).  

Analysis of Project Impacts 

1. Project Description 

The Project Applicant, Mission Bell Properties LLC (the “Applicant”) is proposing to construct a 
three-story mixed used building at 1101-1107 Mission Street, rehabilitate the existing historic 
building at 1115 Mission Street for adaptive reuse as mixed use, demolish a portion of the 
building at 1115 Mission and construct a two story residential building, and construct two levels 
of subterranean parking, (the proposed Project or Project) beneath the entire Project site. The 
Proposed Project would consist of 7,394 square feet of commercial space along the Mission 
Street and Fairview Avenue frontages and 36 residential units on the upper levels and in the 
interior of the site. 

The Project site currently consists of three buildings. The Project proposes demolition of two of 
the three existing buildings located at 1101-1107 Mission Street and construction of a new three 
story commercial and residential building on the site. The Project also proposes to retain and 
rehabilitate the two-story portion of 1115 Mission Street commercial and residential use, remove 
two-thirds of the existing one-story warehouse to the rear of 1115 Mission Street and construct a 
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new two-story multi-family residential building on the parcel. 1115 Mission Street will be 
preserved, renovated, and reused through rehabilitation of the building for new uses. The 
historical building will consist of 1,441 square feet of commercial retail. The proposed Project 
would add an additional 5,953 square feet of new commercial space along Mission Street 
designated for a restaurant or retail uses. In total, the commercial area for the Project will be 
7,394 square feet.  

Parking would be provided in two subterranean levels with a total of 109 parking spaces. Primary 
pedestrian access to the Project site would be provided along Mission Street facing the 
commercial/retail area. Some street parking is available along Mission Street. Access to the 
subterranean parking structure would be provided along Fairview Avenue. The residential 
buildings would consist of a total of 36 units within approximately 33,281 square feet of area. 
Residential common areas comprise 4,395 square feet. The residences would be comprised of 24 
one-bedroom units and 12 two-bedroom units. The ground floor will feature 9 units, private 
common areas, a gym, restaurant, and a dining area. The second-floor features 14 units. The third 
floor contains 13 units. The proposed Project would be no more than 40 feet in height.  

The proposed Project includes landscaping and other outdoor improvements in connection with 
the development of the Project site. Drought-tolerant and ornamental landscaping with high-
efficiency irrigation features would be placed throughout the Project site to provide shading 
opportunities and erosion control. The proposed Project would include public and resident 
courtyards, as well as private balconies for select units. Project drawings, including proposed 
demolition plans and new facades of the Subject Property by architect Dwight S. Bond of 
Workshop Design Collective, Inc., are included in Appendix G. 

2. Direct Impacts  

The Project will retain the subject building at 1115 Mission Street, which has been determined 
ineligible as a historical resource, and would not have a significant adverse impact to any 
historical resources on the Project Site.  The Project will preserve and rehabilitate the primary 
façade, enhancing its historic character by replacement of the existing non-original first and 
second-story windows with period-appropriate new windows.  Three compatible period-
appropriate windows will be added to the first story of the existing west façade.  A solid door, 
replacing a window, will be added to the east facade.  As currently proposed, the Project retains 
the majority of the building’s character-defining features. The proposed changes primarily affect 
the footprint and massing of the building by removal of two-thirds of the rear warehouse wing. 
However, the portion of the warehouse being retained will include examples of its brick 
construction, wall buttresses and roof truss.  The Project will maintain the current street-facing 
façade and important character-defining features of the building.   The Project has undergone 
Preservation Design Consultation between the project applicant and ESA’s qualified architectural 
historians for conformance with the Secretary of the Interior’s Rehabilitation Standards to comply 
with CEQA and has received special consideration as the Project that would maintain its main 
façade and preserve its historic appearance.  Therefore, the Project will not have a significant 
impact on a historical resource pursuant to CEQA. After project completion, the Subject Property 
will continue to retain its status as a historic resource in the Mission Street Specific Plan, and 
would continue to retain its current 6L CHR status code.  
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ESA recommends the following mitigation measure as stated by GPA Consulting:  

As the drawings evolve beyond the schematic level, compliance with the Standards shall 
be reviewed, monitored, and carried out to the satisfaction of the South Pasadena Cultural 
Heritage Commission (CHC). The permit set shall be submitted to the CHC for review 
and approval, prior to the issuance of building permits.37 

3. Indirect Impacts 

A total of eighteen (18) historic resources are located within the vicinity of the Subject Property. 
Sixteen (16) of those resources would have direct streetscape views along Mission Street of the 
Project Site. Two (2) resources would have indirect views of the Project Site from nearby streets.  
Fifteen (15) of the resources are also historical resources under CEQA, while the other three 
buildings are eligible for special consideration in local planning.  The 1100 block of Mission 
Street, the same block as the Subject Property, features four historic resources that would have 
streetscape views along Mission Street of the Project Site.  The historic resources at 1108 and 
1121-1127 Mission Street were evaluated as eligible for special consideration in local planning in 
2003.  The historic resource at 1128-1132 Mission Street was evaluated in 2003 as eligible for the 
California Register and the local register as an individual property.  The 2003 survey also 
identified 1133 Mission Street as eligible for the local register as an individual property.  

 1108 Mission Street, Vernacular style commercial building constructed in 1926 

 1121-1127 Mission Street, the Schmiedeberg Building, Vernacular style commercial building 
constructed in 1927 

 1128-1132 Mission Street, the Jacobs Block, Vernacular style commercial building 
constructed in 1910 

 1133 Mission Street, the Day Ray Building, a 1947 Streamline/Regency style commercial 
building constructed in 1947 

Eleven (11) of the historic resources are on the 1000 block of Mission Street, which is located to 
the west, across, and on the same side of Mission Street as the Subject Property, and would have 
streetscape views along Mission Street of the Project Site. All of these resources are contributors 
to the Mission West Historic Business District.  The contributing buildings were constructed in 
the 1880s to 1920s.  The Mission West Historic Business District is listed on the National 
Register and on the California Register.  The Herlihy Block at 1020-1024 Mission Street was 
listed as a non-contributing building in the National Register nomination and is located within the 
vicinity.  The contributors are described further in the following bullet points with status codes in 
parentheses: 

 950-966 Mission Street, Vernacular style Mission Arroyo Hotel Building constructed in 
1923. Contributor to the Mission West Historic Business District listed in the National and 

                                                      
37 GPA Consulting, “Mission Bell Mixed-Use Project, 1105-15 Mission Street, South Pasadena,” prepared for Tony 

Loccacciato, Partner, Meridian Consultants, January 22, 2019, 3. 
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California Registers (1D) and local landmark #26.  Approximately 0.16 miles (819 feet) 
northwest of the Project Site. Direct view of the Project Site.  

 1001-1007 Mission Street, Renaissance Revival style Alexander Block constructed in 1906.  
Contributor to the Mission West Historic Business District listed in the National and 
California Registers (1D).  Approximately 0.14 miles (735 feet) west of the Project Site. 
Direct view of the Project Site.  

 1002-1006 Mission Street, Vernacular style Shapiro Block, constructed in 1915. Contributor 
to the Mission West Historic Business District listed in the National and California Registers 
(1D).  Approximately 0.13 miles (680 feet) northwest of the Project Site. Direct view of the 
Project Site.  

 1008-1010 Mission Street, Vernacular style Edwards & Faw Building constructed in 1933. 
Contributor to the Mission West Historic Business District listed in the National and 
California Registers (1D), though not listed in the City of South Pasadena’s Inventory of 
Historic Resources.  Approximately 0.03 miles (133 feet) northwest of the Project Site. Direct 
view of the Project Site. 

 1011-1017 Mission Street, Renaissance Revival influenced style Graham Block, constructed 
in 1908. Approximately 0.12 miles (615 feet) west of the Project Site. Direct view of the 
Project Site. 

 1012 Mission Street, Vernacular style Ashton Block, constructed in 1924. Approximately 
0.11 miles (600 feet) northwest of the Project Site. Direct view of the Project Site.  

 1014-1018 Mission Street, Vernacular style commercial building constructed in 1924. 
Contributor to the Mission West Historic Business District listed in the National and 
California Registers (1D).  Approximately 0.10 miles (552 feet) northwest of the Project Site. 
Direct View of the Project Site. 

 1019 Mission Street, Vernacular style building constructed 1907. Contributor to the Mission 
West Historic Business District listed in the National and California Registers (1D).  
Approximately 0.10 miles (531 feet) west of the Project Site. Direct view of the Project Site.  

 1028-1032 Mission Street, Vernacular style commercial building constructed 1906.  
Contributor to the Mission West Historic Business District listed in the National and 
California Registers (1D).  Approximately 0.07 miles (348 feet) northwest of the Project Site. 
Direct view of the Project Site.  

 1034 Mission Street, Vernacular style B. Anderson Building constructed 1906.  Contributor 
to the Mission West Historic Business District listed in the National and California Registers 
(1D).  Approximately 0.06 miles (314 feet) northwest of the Project Site. Direct view of the 
Project Site.  

 1040 Mission Street, Spanish Colonial Revival style El Centro Market/Central Market 
constructed in the 1920s.  Appears to be a contributor to the Mission West Historic Business 
District (addition) listed in the National and California Registers (3D) and determined 
individually eligible by the Keeper of the National Register and listed in the California 
Register (2S).  Approximately 0.05 miles (238 feet) northwest of the Project Site. Direct view 
of the Project Site.  
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One resource is on the block to the east of the Subject Property and on the same side of the street.  
It would have streetscape views along Mission Street of the Project Site.  The building was 
evaluated as eligible for the California Register and local register as an individual property in 
2003.   

 1415 Mission Street, Spanish Colonial Revival-style Telephone Building constructed in 1931.  
Approximately 0.11 miles (576 feet) east of the Project Site. Direct view of the Project Site.  

One resource is on the block to the west, and is on the same side of Mission Street as the Subject 
Property, and would be visible from its main facade on El Centro Street to the rear of the Project 
Site.  The Project Site would not affect the streetscape of El Centro Street directly, but would 
indirectly affect the setting of the resource.  It is a contributor to the Mission West Historic 
Business District.   

 1020 El Centro Street, Mediterranean Revival style El Centro School constructed in 1928.  
Contributor to the Mission West Historic Business District listed in the National and 
California Registers (1D).  Approximately 0.04 miles (231 feet) southwest of the Project Site. 
Indirect view of the Project Site.  

One resource is on the same block as the Subject Property, but at the southeast corner.  It is 
located at the northwest corner of El Centro Street and Fremont Avenue and would be visible 
from its main facade on Fremont Avenue to the rear of the Project Site.  The Project Site would 
not affect the streetscape of Fremont Avenue directly, but would indirectly affect the setting of 
the resource.  The building was evaluated as eligible for special consideration in local planning in 
2003.   

 923 Fremont Avenue, Craftsman style multi-family residence constructed in 1912.  
Approximately 0.06 miles (326 feet) southeast of the Project Site. Indirect view of the Project 
Site.  

Indirect impacts were analyzed to determine if the Project would result in a substantial material 
change to the integrity of the resources and their immediate surroundings that would detract from 
the significance of historical resources within the previously defined vicinity of the Project. In the 
Project vicinity there are 18 previously identified historic resources.  Fifteen (15) of the resources 
are also historical resources under CEQA, while the other three buildings are eligible for special 
consideration in local planning.   

Of the fifteen (15) historical resources identified in the Project vicinity, fourteen (14) have a 
direct view of the Project Site from Mission Street.  One will have an indirect view of the 
Project’s south and west facades. The Project will conform to the Standards discussed in the 
section below. 

The vicinity includes a variety of historical resources: a commercial district, a former school, and 
a telephone exchange building. The Project, however, would alter Mission Street’s original 
setting and feeling. The massing of the Project will change the feeling and setting of the low-rise 
commercial block of one and two-stories to a slightly higher three-story mass and a four-story 
elevator tower.  It will also create a three-story anchor building at the corner of Mission Street 
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and Fairview Avenue that will stand out from the consistent two-story streetscape.  However, the 
Project does conform to the design guidelines provided in the Mission Street Specific Plan, would 
preserve the primary facade of the Subject Property, and would not physically impact or 
materially impair the eligibility of any historical resources in the surrounding setting.  For more 
details, see the Table 2 below. 

TABLE 2 
HISTORIC RESOURCES WITH VIEWS OF THE PROJECT SITE 

Historic Resource 
Status 
Code 

Feet from 
Project View Impacts 

1108 Mission Street, Vernacular 
style commercial building 
constructed in 1926 

5S3 87 feet 
north 

Direct view  The historical resource would still 
remain eligible despite the Project. 
Therefore, the Project to enlarge and 
alter the Subject Property would not 
have significant adverse impact on the 
historical resource. 

1121-1127 Mission Street, the 
Schmiedeberg Building, Vernacular 
style commercial building 
constructed in 1927 

5S3 60 feet east Streetscape 
view along 
Mission Street of 
the Project Site 

 The historical resource would still 
remain eligible despite the Project. 
Therefore, the Project to enlarge and 
alter the Subject Property would not 
have significant adverse impact on the 
historical resource. 

1128-1132 Mission Street, the 
Jacobs Block, Vernacular style 
commercial building constructed in 
1910 

5S1 (5S3) 178.85 feet 
northeast 

Direct view  The historical resource would still 
remain eligible despite the Project. 
Therefore, the Project to enlarge and 
alter the Subject Property would not 
have significant adverse impact on the 
historical resource. 

1133 Mission Street, the Day Ray 
Building, a 1947 
Streamline/Regency style 
commercial building constructed in 
1947 

5S3 174 feet 
east 

Streetscape 
view along 
Mission Street of 
the Project Site 

 The historical resource would still 
remain eligible despite the Project. 
Therefore, the Project to enlarge and 
alter the Subject Property would not 
have significant adverse impact on the 
historical resource. 

The Mission West Historic Business 
District 

1S: listed 
on the 
National 
Register 
and on the 
California 
Register 

174 Feet 
west 

Direct view  The Project Site would not affect the 
streetscape of El Centro Street 
directly, but would indirectly affect the 
setting of the resource. 

 The massing of the Project will change 
the feeling and setting of the low-rise 
commercial block of one and two-
stories to a slightly higher three-story 
mass and a four-story elevator tower.  
It will also create a three-story anchor 
building at the corner of Mission Street 
and Fairview Avenue that will stand 
out from the consistent two-story 
streetscape. However, the Project 
does conform to the design guidelines 
provided in the Mission Street Specific 
Plan, would preserve the primary 
facade of the Subject Property, and 
would not physically impact or 
materially impair the eligibility of any 
historical resources in the surrounding 
setting. 

 The historical resources would still 
remain eligible despite the Project. 
Therefore, the Project to enlarge and 
alter the Subject Property would not 



Historic Resources Assessment 

1101-1115 Mission Street, South Pasadena 47 ESA / D190687.00 
Historic Resources Assessment January 2020 

Historic Resource 
Status 
Code 

Feet from 
Project View Impacts 

have significant adverse impact on the 
historical resources. 

1415 Mission Street, Spanish 
Colonial Revival-style Telephone 
Building constructed in 1931.   

5S1 (5S3) 576 feet 
east of the 
Project 
Site. 

Direct view.  The historical resource would still 
remain eligible despite the Project. 
Therefore, the Project to enlarge and 
alter the Subject Property would not 
have significant adverse impact on the 
historical resource. 

923 Fremont Avenue, Craftsman 
style multi-family residence 
constructed in 1912 

5S3 326 feet 
southeast 
of the 
Project Site 

Indirect view  The Project Site would not affect the 
streetscape of Fremont Avenue 
directly, but would indirectly affect the 
setting of the resource. 

 The historical resource would still 
remain eligible despite the Project. 
Therefore, the Project to enlarge and 
alter the Subject Property would not 
have significant adverse impact on the 
historical resource. 

 
The historical resources in the vicinity would still remain eligible with construction of the Project. 
Therefore, the Project would not have significant adverse impact on the historical resources in the 
vicinity.  

Secretary of the Interior’s Standards Reviews 
As mentioned above, under CEQA, a project that follows the Secretary of the Interior’s 
Standards for the Treatment of Historic Properties with Guidelines for Preserving, 
Rehabilitating, Restoring, and Reconstructing, Historic Buildings or the Secretary of the 
Interior’s Standards for Rehabilitation and Guidelines for Rehabilitating Historic Buildings 
(1995), Weeks and Grimmer, shall be considered as mitigated to a level of less than a significant 
impact on the Historical Resource.38  The rehabilitation of the Subject Property was analyzed for 
conformance with the Standards, as discussed below.  New construction adjacent to or in the 
vicinity of other historical resources is considered “related new construction” and numbers nine 
and ten of the Standards also apply to this Project.   

Standard 1:  A property will be used as it was historically or be given a new use that requires 
minimal change to its distinctive materials, features, spaces, and spatial relationships. 

The Project would retain the street-facing exterior of the Subject Property, while removing the 
southern two-thirds of the warehouse. The store will retain its original retail use that will require 
minimal change to its distinctive materials, features, spaces, and spatial relationships of the 
storefront.  The spatial relationship between the warehouse and the store will be retained. 
However, alterations to the warehouse are required to adapt it to its proposed new use. The 
southern two-thirds of the warehouse will be removed.  However, one-third of the warehouse will 
be preserved and will retain its character-defining wood-truss roof.  Because the majority of the 

                                                      
38 California Environmental Quality Act, 15064.5 (3). 
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building’s character will be preserved, this is considered a minimal change required for adaptive-
reuse.  Therefore, the Project would conform to Standard 1.   

 Standard 2:  The historic character of a property will be retained and preserved.  The removal of 
distinctive materials or alteration of features, spaces, and spatial relationships that characterize 
a property will be avoided. 

The Project would retain the historic character of the Subject Property.  The distinctive materials 
and features of the store will be retained or repaired, and the spatial relationship between the two-
story store and one-story warehouse’s remaining section will be maintained.  New construction 
will be placed  twenty feet to the west of the store so that it retains its massing and design.  The 
removal of distinctive materials, spaces, and spatial relationships that characterize the building’s 
significant facades is largely avoided for the street-facing façade.  However, underground parking 
will be accessed by a staircase behind the remaining part of the warehouse.  The historic spatial 
relationship to the street will be altered by entry to the garage from behind the warehouse into a 
landscaped courtyard and alley.  However, these are minor changes required for the Project that 
will not adversely affect the historic character of the Subject Property.   Therefore, the Project 
would conform to Standard 2.  

Standard 3:  Each property will be recognized as a physical record of its time, place, and use.  
Changes that create a false sense of historical development, such as adding conjectural features 
or elements from other historic properties, will not be undertaken. 

The overall design does not create a false sense of historical development and does not add 
conjectural features from other historic properties to the building.  Therefore, the Project would 
conform to Standard 3.  

Standard 4:  Changes to a property that have acquired historic significance in their own right 
will be retained and preserved. 

There have been no changes to the Subject Property that have acquired historic significance in 
their own right.  Therefore, the Project would conform to Standard 4.    

Standard 5:  Distinctive materials, features, finishes, and construction techniques or examples of 
craftsmanship that characterize a property will be preserved. 

The enameled brick of the store’s main facade is a distinctive material and the Project will retain 
the material.  The brick construction on the side facade will be preserved.  The proposed Project 
meets Standard 5. 

Standard 6:  Deteriorated historic features will be repaired rather than replaced.  Where the 
severity of deterioration requires replacement of a distinctive feature, the new feature will match 
the old in design, color, texture, and, where possible, materials.  Replacement of missing features 
will be substantiated by documentary and physical evidence. 
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Any deteriorated brick features will be repaired first and if not possible to be repaired, will be 
replaced in kind.  The deteriorated brick features on the side facades that are pulverizing due to 
paint will be repaired or replaced.  Therefore, the proposed Project meets Standard 6. 

Standard 7:  Chemical or physical treatments, if appropriate, will be undertaken using the 
gentlest means possible.  Treatments that cause damage to historic materials will not be used. 

No chemical or physical treatments will be used in the Project.  Therefore, the Project would 
conform to Standard 7.   

Standard 8:  Archeological resources will be protected and preserved in place.  If such resources 
must be disturbed, mitigation measures will be undertaken. 

Archaeological Resources were not considered as part of this study and are addressed separately 
in the EIR for the Mission Bell Project. 

Standard 9:  New additions, exterior alterations, or related new construction shall not destroy 
historic materials that characterize the property. The new work shall be differentiated from the 
old and shall be compatible with the massing, size, scale, and architectural features to protect the 
historic integrity of the property and its environment. 

New construction would be differentiated from the Subject Property and will be compatible with 
the Subject Property’s massing, size, scale, and architectural features. While the new building 
adjacent to the Subject Property’s west facade will be one and two stories higher than the Subject 
Property, it will be set back from the Subject Property.  The new addition to the rear of the 
Subject Property extends the existing rectangular footprint, and would not be visible from the 
street front. Although the roofline would be raised by the Project, the raised portion of the roof 
does not exceed the Subject Property’s current height and is set back from the primary facade, 
maintaining the original massing along the street front (north) façade. The Project would not 
destroy historic materials that characterize the Subject Property, as discussed above, and is 
compatible with the massing, scale and architectural features of the Subject Property.  Therefore, 
the Project would conform to Standard 9.  

10.  New additions and adjacent or related new construction shall be undertaken in such a 
manner that if removed in the future, the essential form and integrity of the historic property and 
its environment would be unimpaired.  

As previously described, the Project would remove two-thirds of the warehouse and create new 
openings on the side facades.  These alterations would not detract from the character of the 
Subject Property that would retain the majority of its defining features after Project completion. 
Therefore, if removed in the future, the essential form and integrity of the historic property and its 
environment would be unimpaired.  New construction would be physically separated from the 
Subject Property, therefore if  removed in the future, the essential form and integrity of the 
Subject Property and of other historical resources and district in the Project vicinity would be 
unimpaired. The proposed Project conforms to Standard 10.  
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Conclusion  

The Project Site is improved with a commercial and warehouse building constructed in 1925, 
which has been previously evaluated and assigned a CHR Status Code of 6L, indicating that it is 
ineligible for listing at the national, state, and local level but may warrant special consideration in 
local planning. The proposed Project would retain the original store, including the primary (north) 
facade, and demolish two-thirds of the warehouse. It would replace the demolished portion of the 
one-story warehouse with a two-story multi-family residential building.  Three period appropriate 
windows and an outdoor dining alley will be added to the west façade, and a door will be added 
to the east facade.  New underground parking will be accessed by a staircase behind the 
remaining part of the warehouse.  The Project will retain the important primary features of the 
Subject Property, and the proposed alterations to the building would meet the overall spirit of the 
Standards for Rehabilitation: “Rehabilitation is defined as the act or process of making possible a 
compatible use for a property through repair, alterations, and additions while preserving those 
portions or features which convey its historical, cultural, or architectural values.” Further, the 
historic building will maintain its current street-facing façade and important primary character-
defining features. The Project has undergone Preservation Design Consultation and has received 
special consideration in maintaining the historic building’s main façade, improving its historic 
appearance and making necessary repairs so that the building will be preserved and continue in 
use. A mitigation measure is recommended above to further ensure the project complies with the 
Standards. Therefore, the Project will not have a significant impact on a historical resource 
pursuant to CEQA. After project completion, with mitigation incorporated, the Subject Property 
will continue to retain its status as a historic resource in the Mission Street Specific Plan, and 
would continue to retain its current 6L CHR status code. 

Indirect impacts were analyzed to determine if the Project would result in a substantial material 
change to the integrity of the resources and their immediate surroundings that would detract from 
the significance of historical resources within a defined vicinity of the Project. The Project would 
not materially impair any historical resources in the vicinity, and these historical resources would 
remain eligible as a result of the Project. Therefore, the Project would not have significant 
adverse impact on any historical resources in the vicinity.  
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 
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 Rectangular footprint   

 
Source: Google Maps 
 

Primary 

Overall rectangular massing consisting of two stories along 
Mission Street and one story at rear (south side)  

 

 
 

Primary 
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

 Roof: Two-story front  (north side of subject property) section 
covered by flat roof surrounded on all four sides by brick 
parapet; one-story rear (south side of subject property) 
section covered by vaulted roof and enclosed by brick 
parapet 

 

 
Source: Google Earth 
 

Primary 
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y Glazed brick exterior wall, running bond and speckled finish  
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

 Projecting brick coursing, consisting of two courses of glazed 
brick, between first and second story 
 

 

 
 

 
 
 

Primary 
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

 Project glazed brick band above second story windows 
consisting of six courses of glazed brick; four courses of 
angled glazed bricks surmounted by two courses of glazed 
brick; angled corners  

 

 
 

 
 

Primary 
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

 Projecting glazed brick cornice, consisting of three courses 
of glazed brick, along parapet; top two courses of glazed 
brick project beyond lower course 
 

 

 
 

 
 

 

 

 

 

 

 

 

 

 

  

Primary 
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

 Two rectangular window openings, fitted with wood 
surrounds, at second floor (windows appear to be 
replacements and therefore non-contributing) 
 

 

 
 

Primary 

Rectangular masonry recess, five courses in height above 
storefronts 

 

Primary 



Character-Defining Features Analysis                 CEQA Impacts Report 

1115 Mission Street 7 ESA 
Character-Defining Features Analysis  November 2019 

 

Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

 Two storefront window openings fitted with wood surrounds 
and mullions (glazing appears to be replaced and therefore 
non-contributing), rectangular; opening at northeast corner of 
building larger than opening at northwest corner  
 

 

 
 

Primary 

 Single door opening fitted with wood surrounds set into 
northeastern storefront (door appears to be replaced and 
therefore non-contributing) 
 

 

Primary 
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

 Recessed glazed brick wall below storefront window 
openings surmounted by glazed masonry window sill; bricks 
comprising window sill angled 

 

 
 

Primary 

 Raised concrete footings below each storefront window 
opening 

 

 
 

Contributing  
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

 Projecting sign  

 
 

Non-contributing 

 Signage  

 
 

Non-contributing 
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 
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 Two-story height at front end (north side) of subject property, 

with one-story height at rear (south side); stepped brick 
transition between two-story and one-story section  
 
 

 

 
 

Primary  

Brick exterior wall (painted finish/water proofing non-
contributing) 

 

 
 

Primary 
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

 Arched entryway surmounted by lintel consisting of two 
courses of brick (door non-contributing) 

 

 
 

Contributing 

Two arched window openings surmounted by lintels 
consisting of two courses of brick (windows non-contributing) 
 

 

 
 

Contributing 
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

 Light fixtures and electrical tubing  

 
 

Non-contributing 

Plates installed as part of seismic retrofit for unreinforced 
masonry  

 

 
 

Non-contributing 
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

 Metal mailbox  

 
 

Non-Contributing 
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g
 Two-story height at front end (north side) of subject property, 

with one-story height at rear (south side)  
 
 
 

 

 
 

Contributing 
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

 Brick exterior wall (painted finish/water proofing non-
contributing) 

 

 
 

Contributing 

Bolts installed as part of seismic retrofit for unreinforced 
masonry 

 

 
 

Non-contributing  
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 One-story height and rectangular massing  

 
 

Contributing 



Character-Defining Features Analysis                 CEQA Impacts Report 

1115 Mission Street 15 ESA 
Character-Defining Features Analysis  November 2019 

 

Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

Brick exterior wall (painted finish/water proofing non-
contributing) 

 

Contributing 
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

Garage door opening with projecting brick surrounds (infill 
panel and single metal door non-contributing) 
 
 

 

 
 

Contributing 
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 
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 Front Room: Red brick (laid in common bond) perimeter wall 
on east side of building (light green painted finish non-
contributing) 
 

 

 
 

Primary 

Front Room: Wood floor  
 
 

 

 
 

Non-contributing 
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

 Front Room: central partition wall and eastern perimeter wall  
 
 
 

 

 
 

 
 

Non-contributing  
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

 Front Room: Exposed floor joists 
 
 

 

 
 

Non-contributing  

Front Room: Baseboard  
 
 

 

 
 

Non-contributing  
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

 Front Room: Molding  
 
 

 

 
 

Non-contributing  

Front Room: Lighting fixtures 
 

 

 
 

Non-contributing  
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 
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 Back Room: Red brick (laid in common bond) perimeter wall 

and pilasters 
 

 

 
 

Primary 
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

 Back Room: concrete piers supporting roof truss system 
(painted finish non-contributing)  

 

 
 

 
 

Primary 
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

 Back Room: vaulted ceiling supported by wood-framed truss; 
system; variation of fan and double fink truss systems along 
width of room, with intersecting cross ties along the center 
(ceiling material non-contributing) 
 
 

 

 
 

 
 

Primary  
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

 Back Room: carpet  

   
 

Non-contributing  

Back Room: Baseboard, painted white  

 
 

Non-contributing 



Character-Defining Features Analysis                 CEQA Impacts Report 

1115 Mission Street 25 ESA 
Character-Defining Features Analysis  November 2019 

 

Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

 Back Room: Lighting Fixtures  

 
 

Non-contributing 

Back Room: Partition wall separating front and back rooms 
 
 

 

 
 

Primary 
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1115 Mission Street 26 ESA 
Character-Defining Features Analysis  November 2019 

 

Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

 Back Room: south and east interior (painted finish non-
contributing)  
 
 

 

 
 

Non-contributing 
 

Back Room: Rectangular skylights symmetrically placed 
 
 

 

 
 

Non-contributing 
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Type Feature Photograph 
Character Defining Feature 
(Primary or Contributing) 

 Back Room: Molding  
 
 

 

 
 

Non-contributing 
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VESTING TENTATIVE PARCEL MAP NO. 78267
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IN THE CITY OF SOUTH PASADENA, THE COUNTY OF LOS ANGELES, STATE OF CALIFORNIA
PARCEL 1: LOTS 5, 6, 7 IN BLOCK "A" OF RAAB'S SUBDIVISION, EXCEPT THEREFROM THE NORTHERLY 5 FEET OF SAID LOTS 6 AND 7;

PARCEL 2: LOT 4, BLOCK C AND THE NORTH 10 FEET OF LOT 3, BLOCK C OF THROOP GATES AND COOK SUBDIVISION;  PARCEL 3: THE
NORTHERLY 10 FEET OF LOT 8 AND THE NORTHERLY 10 FEET OF THE WESTERLY 10 FEET OF LOT 10, BLOCK 1 OF RAAB'S SUBDIVISION
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VICINITY MAP
SCALE: 1" = 400'

DEVELOPER:
CFT DEVELOPMENTS, LLC
1683 WALNUT GROVE AVENUE
ROSEMEAD, CA 91770
(626) 372-8122

ENGINEER:
SOUTHLAND CIVIL ENGINEERING & SURVEY, LLP
87 N. RAYMOND AVE., STE. 300
PASADENA, CA 91103
(626) 486-2555

ARCHITECT:
WORKSHOP DESIGN COLLECTIVE, INC.
1010 SYCAMORE AVENUE, 208
SOUTH PASADENA, CA 91030
(310) 874-5214

1101-1115 MISSION STREET
SOUTH PASADENA, CA 91030

JOB ADDRESS:

LEGAL DESCRIPTION:
REAL PROPERTY SITUATED IN THE COUNTY OF LOS ANGELES, STATE OF
CALIFORNIA, DESCRIBED AS FOLLOWS:

PARCEL 1:
LOTS 5, 6, 7 IN BLOCK "A" OF RAAB'S SUBDIVISION, IN THE CITY OF SOUTH PASADENA,
COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK
15, PAGE 81 OF MISCELLANEOUS RECORDS, IN THE OFFICE OF THE COUNTY
RECORDER OF SAID COUNTY.
EXCEPT THEREFROM THE NORTHERLY 5 FEET OF SAID LOTS 6 AND 7.

PARCEL 2:
LOT 4, BLOCK C AND THE NORTH 10 FEET OF LOT 3, BLOCK C OF THROOP GATES
AND COOK SUBDIVISION, IN THE CITY OF SOUTH PASADENA, COUNTY OF LOS
ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 17, PAGE 63 OF
MISCELLANEOUS RECORDS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID
COUNTY.

PARCEL 3:
THE NORTHERLY 10 FEET OF LOT 8 AND THE NORTHERLY 10 FEET OF THE
WESTERLY 10 FEET OF LOT 10, BLOCK A OF RAAB’S SUBDIVISION, IN THE CITY OF
SOUTH PASADENA, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP
RECORDED IN BOOK 15, PAGE 81 OF MISCELLANEOUS RECORDS, IN THE OFFICE OF
THE COUNTY RECORDER OF SAID COUNTY.

APN:  5315-008-045, 043

GENERAL NOTES:
ASSESSOR'S PARCEL: APNS # 5315-008-045 & 5315-008-043

ZONING:  MISSION STREET SPECIFIC PLAN (MSSP)

SITE AREA: 0.71  ACRE (31,113 SQ.FT.)

NO EASEMENTS OF RECORD PER COMMONWEALTH LAND TITLE INSURANCE
COMPANY GUARANTEE NO. CA-SFXFC-IMP-81G28-1-17-09193603, DATED 9/20/17.

OWNER:
MISSION BELL PROPERTIES, LLC
1683 WALNUT GROVE AVENUE
ROSEMEAD, CA 91770
(626) 372-8122

SURVEY:
COMMERCIAL DUE DILIGENCE SERVICES
3550 W ROBINSON STREET, 3RD FLR
NORMAN, OKLAHOMA 73072
(405) 378-5800

DATE:  10/25/2017

PROJECT DESCRIPTION:
THE PROJECT CAN BE DESCRIBED AS A (3) THREE STORY MIXED USE
BUILDING WITH (2) TWO STORIES OF PARKING BELOW GRADE. THE SITE
ALSO CONTAINS A (2) STORY MASONRY BUILDING WHICH IS DEEMED
HISTORIC TO THE CITY OF SOUTH PASADENA WHICH IS A CRITICAL PART
OF THE PROJECT'S OVERALL DESIGN.

THE PROJECT PROPOSES (35) NEW RESIDENTIAL UNITS AND REFURBISHES
(1) EXISTING UNIT AS 1 BEDROOM LOFTS, FLATS, AND 2 BEDROOM FLATS.
THE GROUND FLOOR COMMERCIAL SPACE 7,335 SF INCLUDING THE
HISTORIC BUILDING.

BUILDING INFORMATION:
NUMBER OF STORIES:  3
TYPE OF CONSTRUCTION:  TYPE V-B OVER TYPE I PODIUM
USE:  MULTIFAMILY USES OVER COMMERCIAL AND PARKING USES
OCCUPANCY:  A2, M, R2 AND S2 OCCUPANCIES
LOT AREA:  31,113 SF
LOT COVERAGE:  69% LOT COVERAGE

BASIS OF BEARING
THE BASIS OF BEARINGS FOR THIS SURVEY IS THE CENTERLINE OF MISSION STREET.
BEING N 90° 00' 00" E (EAST) PER MAP OF RAAB'S SUBDIVISION RECORDED IN BOOK 15,
PG. 81, RECORDS OF LOS ANGELES COUNTY, CALIFORNIA.

BENCHMARK
BENCHMARK (LEAD AND TAG LS6999) LOCATED IN THE SOUTHEAST CURB RETURN AT
THE INTERSECTION OF EL CENTRO AND FREMONT AVENUE.

ELEVATION = 653.87 (DATUM CITY OF SOUTH PASADENA)
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MEMORANDUM 
 
 
Date:   January 22, 2019 
For:   Tony Locacciato, Partner, Meridian Consultants 
From:   Christine Miller Cruiess, Senior Architectural Historian, GPA Consulting 
Subject:  Mission Bell Mixed-Use Project, 1105-15 Mission Street, South Pasadena 
_______________________________________________________________________________________________________ 
	
We are pleased to provide you with our analysis of the Historic Resources Assessment and CEQA 
Impacts Analysis (ESA-PCR, July 2017, or 2017 report) submitted to the City of South Pasadena by 
the Project applicant. The Project encompasses 1101, 1107, and 1115 Mission Street over two 
parcels (5315-008-045 and 5315-008-043). It is GPA’s understanding the Project includes: the 
partial demolition of the rear section of 1115 Mission Street, demolition of 1101 and 1107 Mission 
Street, the construction of a garage as an addition to 1115 Mission Street, the construction of 
new residential buildings on the parcels (spanning two-to-four stories in overall height), and the 
construction of driveways and landscaping.  

Overall, the 2017 report was well researched and applied the appropriate regulations and 
guidelines. However, GPA identified areas that require additional clarification. The status of 1115 
Mission Street as a historical resource defined by CEQA is unclear and there is conflicting 
information in the record. Information regarding the Project plans is insufficient to complete a 
thorough analysis. While the demolition plans and the preliminary rehabilitation plans for the 
remaining portions of 1115 Mission Street are adequate, the plans for new construction and site 
development are missing from the 2017 report. Finally, the results are too conclusory, both 
regarding the conformance with the Secretary of the Interior’s Standards for the Treatment of 
Historic Properties (Standards) and regarding the analysis of indirect impacts under CEQA.   

GPA offers the following comments regarding the 2017 report:  

1. The status of 1115 Mission Street as an historical resource under CEQA is unclear. The 2017 
report erroneously states 1115 Mission Street was not evaluated in the 2015/16 City of 
South Pasadena Historic Resources Survey (Historic Resources Group, June 2017). It was 
evaluated as part of the 2015/16 survey, but clarification is needed regarding the 
appropriate status code (see Figure 1).  

Some confusion may exist over the previous status code, assigned in July 2003. Prior to 
the implementation in the status code change in August 2003, the 5S3 code meant “Not 
eligible for local listing, is eligible for special consideration in local planning.” The 
corresponding current code would be 6L, or “Determined ineligible for local listing or 
designation through local government review process; may warrant special 
consideration in local planning.” It appears that the 2015/16 survey used the current 



 
 

Memorandum – Mission Bell Mixed Use Project, South Pasadena                                 2 

definition of 5S3, not the pre-August-2003 definition. The 2003 status code for 1115 Mission 
Street in the 2015/16 survey appears to be incorrect (Figure 1).  

1115 Mission Street was surveyed as part of the 2015/16 survey and was assigned the 
status code of 5S3, or “Appears to be individually eligible for local listing or designation 
through survey evaluation.” However, in the 2017 report, ESA concurred with the previous 
designation of 6L, “Determined ineligible for local listing or designation through local 
government review process; may warrant special consideration in local planning.” 

Based on a review of the existing data, GPA agrees that 6L is a most appropriate status 
code for 1115 Mission Street. If the City concurs with this recommendation, the 
information in 2015/16 survey should be revised accordingly.  

 

Figure 1: Excerpt from 2015/16 Survey. 

2. If 1115 Mission Street has a status code of 6L, it is GPA’s opinion that it is not automatically 
a historical resource for the purposes of CEQA. Historical resources include properties 
listed or eligible for listing in the California Register. Historical resources may also include 
properties listed under a local ordinance, or identified as significant in a historic resources 
survey. Public agencies must treat these properties as historical resources unless a 
preponderance of evidence demonstrates otherwise. 1115 Mission Street does not meet 
this minimum definition of a historical resource because the 6L status code means 
ineligible for local listing or designation through local government review process. Even if 
a property is not already listed, determined eligible, or identified as significant in a survey, 
it may still be considered a historical resource by the Lead Agency. Thus, it is up to the 
Lead Agency, in this case the City of South Pasadena, to determine if they want to take 
a conservative position and consider it a historical resource. That may be the prudent 
position given the fact that 1115 Mission Street was identified as a historical resource in 
the 1996 Mission Street Specific Plan. It was apparently the intent of the City at that time 
for the building to be treated as a historical resource for advance planning and land use 
management purposes.  

3. The 2017 report indicates that the proposed project does not fully conform with the 
Standards for Rehabilitation. If the City decides to consider 1115 Mission Street as a 
historical resource under CEQA, GPA would argue that the proposed alterations to the 
building would meet the overall spirit of the Standards for Rehabilitation: “Rehabilitation is 
defined as the act or process of making possible a compatible use for a property 
through repair, alterations, and additions while preserving those portions or features 
which convey its historical, cultural, or architectural values.” The City may want to 
consider including the mitigation measure below to ensure that the Project complies with 
the Standards, as the drawings are further developed.  
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Mitigation Measure: As the drawings evolve beyond the schematic level, 
compliance with the Standards shall be reviewed, monitored, and carried out to 
the satisfaction of the South Pasadena Cultural Heritage Commission (CHC). The 
permit set shall be submitted to the CHC for review and approval, prior to the 
issuance of building permits.   

4. The Project description included in the 2017 report is not clearly defined. The report was 
prepared in July, and the attached plans are dated May, but only pertain to the 
rehabilitation of 1115 Mission Street, as opposed to the full scope of the Project. The 
Project entitlement plans dated September 2018 include the development of the 
multiple parcels, inclusive of the rehabilitation of 1115 Mission Street, as well as the 
construction of new buildings that range in two to four stories in height. GPA 
recommends the inclusion of appropriate pages from the September 2018 entitlement 
plans as an attachment to clearly illustrate the undertaking as a whole. 

5. While we concur that the direct impacts on 1115 Mission Street would be less than 
significant after the proposed Mitigation Measure, CEQA also requires the analysis of 
indirect impacts. It is unclear how the 2017 report could conclude that the Project would 
not have a significant adverse impact on historical resources in the vicinity without the 
benefit of the 2018 plans.  

6. In order to fully assess the potential for indirect impacts under CEQA, two additional 
figures would be helpful. First, a Project Location Map would help orient the reader.  
Second, a Project Study Area Map is necessary to assess the potential for indirect 
impacts under CEQA. The map should include: 1) the physical footprint of the Project, 2) 
the boundary for the Study Area, and 3) all previously identified historical resources. In 
addition, photographs to and from the Project and the historical resources within the 
Project Study Area would better illustrate the analysis. 

7. In addition, the CEQA analysis for indirect impacts should have a higher level of detail 
with an analysis of potential impacts for each historical resource. However, it is not 
necessary to include an analysis for potential impacts for each district contributor, 
especially when the contributors are separated from the Project by intervening buildings. 
The impact analysis should include the historic district as a whole and any individually 
eligible or listed historical resources. Furthermore, it would be appropriate to refine the 
Project Study Area to eliminate other historical resources, as identified in the 2017 report, 
that are separated from the Project by intervening buildings, as there would be no 
potential for impact. Thus, only the historical resources in the immediate vicinity would 
require more analysis before concluding that Project would not have a significant 
adverse impact.  

Thank you again for this opportunity to provide a review. If you have any additional questions, 
please let me know. I can be reached at 310-792-2690 or at christine@gpaconsulting-us.com.  

 



 

 
 
 
 

 



Page 1 of 2 Resource Name or #: (Assigned by recorder) 1115 MISSION STREET

P1. Other Identifier: 

P2. Location:  Not for Publication Unrestricted a. County Los Angeles

and (P2b and P2c or P2d. Attach a Location Map as necessary.) 
b. USGS 7. 5' Quad Date T R 1/ 4 of 1/ 4 of Sec B. M. 

c. Address: 1115 MISSION STREET City South Pasadena Zip 91030

d. UTM: ( Give more than one for large and /or linear resources) Zone mE/ mN

e. Other Locational Data ( e. g. Parcel #, directions to resource, elevation, etc., as appropriate) 

Parcel No. 5315 - 008 -043

P3 Description: ( Describe resources and its major elements. Include design, materials, condition, alterations, size, and boundaries) 

This two -story commercial block is located on the south side of Mission between Fairview and Fremont. The brick vernacular

building is capped by a flat roof with a change in bonding pattern near the cornice. The two second -story windows consist of a pair
of double -hung sash and an altered picture window. On the Mission elevation the first story consists primarily of a glazed storefront
with minimal detail. The entrance is located off center between flanking plate glass windows with upper bands of divided sash and
brick sills. 

P3b. Resource Attributes: ( List attributes and codes) HP 6. 1 -3 story commercial building

P4. Resources Present: W Building  Structure  Object  Site  District  Element of District  Other ( Isolates, etc.) 

P5b Description of Photo: 

View, date, accession #) 

P6. Date Constructed /Age and Sources: 

Prehistoric d Historic  Both

1921

P7. Owner Address: 

Peggy T. Cheng
899 El Centro St

South Pasadena CA 91030

P8. Recorded by: 
Name, affiliation, and address) 

J. Ostashay, P. Moruzzi

PCR Services Corp. 

233 Wilshire BL, Ste. 130

Santa Monica, CA 90401

P9. Date Recorded: 61912003

P10. Survey Type: ( Describe) 

Intensive Level Survey

P11. Report Citation: ( Cite survey report and other sources, or enter "none. ") 

Leslie Heumann, City of South Pasadena, Cultural Heritage Inventory - Historic Resources Survey, 1994

Attachments:  NONE  Continuation Sheet  District Record  Rock Art Record

Location Map 0 Building, Structure, and Object Record  Linear Feature Record  Artifact Record

Sketch Map  Archaeological Record  Milling Station Record  Photograph Record

Other: (List) 
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Page 2 of 2 NRHP Status Code: 5S3

Resource Name or # ( Assigned by recorder) 1115 MISSION STREET

B1. Historic Name: Whistle Bottling Company
B2. Common Name 1115 Mission Street

B3. Original Use: Commercial B4. Present Use: Commercial

135. Architectural Style: Vernacular Masonry

136. Construction History: ( Construction date, alterations, and date of alterations) 

Constructed in 1921 for James McCluer, cost $9, 000. 

1933: Repairs for Mrs. McCluer, cost $ 1, 400. 

1954: Parapet wall correction for E.M. Turner, cost $250. 

1960: Cover walls on storefront with plywood for A. E. Turner (Superior Shirt Laundry), cost $ 100. 
1992: Seismic upgrading for Panda Management Company, cost $40,000. 

137. Moved? V No  Yes  Unknown Date: Original Location: 

138. Related Features: 

B9a. Architect: Unknown B9b. Builder: D. Saylor

1310. Significance: Theme: Commercial Architecture Area South Pasadena

Period of Significance: 1921 Property Type Commercial Applicable Criteria A, B, C

Discuss importance in terms of historical or architectural context as defined by theme, period, and geographic scope. Also address integrity.) 

Building permits show that store building was constructed in 1921 for James McCluer by builder D. Saylor at an approximate cost
of $9,000. In 1933, repairs were undertaken for Mrs. McCluer at a const of $1, 400. E.M. Turner paid $250 for parapet wall

correction in 1954. A.E. Turner covered the walls and ceiling of the storefront with plywood for the Superior Shirt Laundry at a
cost of $100. In 1992, Panda Management Company paid approximately $40,000 for seismic upgrading. The 1926 city directory
indicates that the Whistle Bottling Company occupied the building, appearing again in the 1930 directory. From 1934 until at least
1938, the building shared tenant, Hub Roof Company and DeFord Laundry. The 1952 -53 directory lists only the Superior Shirt
Laundry at the address. Current research did not uncover any evidence that the history of the property is associated with
significant events or persons important to the city, region, state, or nation and no important architect, designer, or builder was
identified with the resource. Although the vernacular masonry building incorporates elements of the style (brick construction, flat
roof, parapet, fenestration), its design and construction method, typical of vernacular masonry commercial buildings of similar
vintage in South Pasadena, are neither distinctive nor representative enough to render the bulding an important example of
properties of its type. Therefore, the resource does not appear to be eligible for listing either in the National Register or California
Register under any criteria. Further, this vernacular masonry commercial building is not eligible for separate listing or designation
under the City of South Pasadena's Landmark ordinance because it is reflective of a relatively common architectural style and
building type in the city. However, as a relatively intact example of the style, the resource is eligible for special consideration in
local planning. 

B11. Additional Resource Attributes: ( List attributes and codes) HP 6. 1 - 3 story commercial building
1312. References: 

Sanborn Maps; Tax Assessor Records; Building Permits; Tract Maps; City
Directories; J. Apostol, South Pasadena: A Centennial History 1888 -1988; 
Gebhard & Winter. Architecture in Los Angeles; South Pasadena Public Library
Special History Collection. 

B13. Remarks: 

1314. Evaluator: J. Ostashay, P. Moruzzi PCR Services Corp. 
233 Wilshire BI., Ste. 130

Santa Monica, CA 90401

Date of Evaluation: 61912003

This space reserved for official comments.) 
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